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ABSTRACT 
 
This is a study of development-induced displacement in the urban context.  It explores the 
planning environment that shapes the ostensibly well-intentioned development projects that often 
displace existing residents from their established living spaces.  This study frames development- 
induced displacement as a “paradox of public interest” because displacing some members of the 
public is often justified with a certain conception of public interest.  Policies, programs and 
particular projects pursued under the name of development may distribute the costs and benefits 
of “development” unevenly, thus, development does not necessarily benefit everyone in the same 
way.  There is one big research question that motivates this dissertation: Is it possible for urban 
redevelopment to occur in the existing residents’ terms that actually benefit them? If not, what 
are the obstacles to that occurring? This dissertation focuses on Turkey’s ongoing urban 
redevelopment program as an extreme case regarding the scope of the renewal policy and the 
scale of the redevelopment targets chased under a complex legislation.  A comparative analysis 
is conducted to explore the urban renewal program implementation in three second-tier cities 
(Adana, Bursa, and Izmir). The study investigates the dynamics that shape urban renewal 
projects’ displacement pressures and the affected communities’ varying responses to these 
dynamics. This study finds that the planning environment of development-induced displacement 
is shaped by competition or cohesion between government tiers, tenure structures in designated 
renewal areas, and the local economic dynamics. Also, governance of renewal projects plays a 
major role in constructing displacement pressures that destabilize the established communities 
living in designated renewal areas. Alternative planning vision to address development-induced 
displacement in cities can rise only if planning practice aims local residents’ meaningful 
participation in the process. In order to solve the “paradox of public interest” generated by the 
development-induced displacement, planners and communities need to focus on forming 
alliances to resist and overcome the hegemony of exclusionary development projects. 
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Chapter 1: Introduction 
Development has a positive connotation for the general public. It signifies improvement, 
progress, modernization, and growth for many.  However, the ways in which these ideals are 
achieved in practice are diverse.  Policies, programs and particular projects under the name of 
development may also distribute the costs and benefits of ‘development’ unevenly.  In other 
words, development does not necessarily benefit everyone in the same way.  This may be due to 
the negligence of existing inequalities in a given society, deficient institutional arrangements 
directing the development agendas, or unintended outcomes of policy practices.  Around the 
world, millions of people have been uprooted; communities have been disrupted, or pressured by 
various kinds of ‘development projects.’  The negative consequences of development projects 
that are incurred by displaced communities cost people’s homes, assets, and livelihoods. 
Displacement destabilizes established communities and disrupts social ties. As the global trends 
in development agendas evolve across time and space, the nature of development projects also 
transform accordingly. With the changing scale and scope of development projects, new 
planning environments for development-induced displacement emerge.  In these new planning 
environments, both the government officials and the communities develop new responses to the 
development-induced displacement prospects.  
The focus of this dissertation is an ongoing urban development program as a case study.  
In this case, local governments and communities face a dilemma in keeping up with a hegemonic 
urban development program.  This program is based on a central government agenda and only 
contingently incorporates the local government inputs.  The nationwide urban program 
comprises individual, large-scale renewal projects in different city contexts across the country.  
Each individual renewal project basically consists of demolishing all the existing structures in 
designated areas and replacing those with new modern buildings.  Although each local 
government has its own agenda regarding rehabilitation and revitalization of certain areas within 
their jurisdictions, they are also certainly pressured by the central government program.  Current 
residents of designated renewal areas face uncertainty in terms of their security of tenure, 
stability of their communities and social ties while they simultaneously seek physical and social 
improvement in their living environments.  This research identifies local differences in planning 
contexts at district and neighborhood levels.  It describes diversity in meanings and implications 
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of the displacement prospects of urban renewal projects both from the local governments’ and 
communities’ perspectives.  This research aims to explain the dynamics that determine urban 
development projects’ displacement pressures as well as the communities’ responses to these 
dynamics, and presents how these dynamics interact with each other.  Finally, this study provides 
recommendations for policy makers, planners, and communities to develop alternative planning 
visions that mitigate inequitable displacement and create inclusive development projects that do 
not rule out the costs of displacement.  
 
1.1 Research Background  
1.1.1 Development-induced Displacement: A Paradox of Public Interest  
Development-induced displacement research is primarily a subfield in forced migration studies. 
In the aftermath of World War II, international efforts to rebuild the destructed cities and 
collapsed global economy gave rise to various large-scale development projects around the world 
(Cernea, 1990).  This massive physical restructuring often involved uprooting local communities 
involuntarily in the name of economic development.  Primarily, research on development-
induced displacement focused on documenting experiences of uprooted communities in order to 
identify common patterns and phases of displacement (Scudder & Colson, 1982; Scudder & 
Colson, 2002; Colson, 1971).  Often funded by the international development organizations, the 
key objective of these studies was to develop certain criteria and guidelines for “successful 
resettlement” schemes (Cernea, 1997).  These large-scale development projects mainly involved 
construction of physical infrastructure to support rapid economic growth. Thus, theoretical and 
empirical studies on development-induced displacement predominantly focused on displacement 
and resettlement of rural agrarian communities to inform international development policy on 
how to mitigate social and political risks of forced displacement (Cernea, 2008).  
 
The prevalence of development-induced displacement and enduring socioeconomic costs 
disproportionately incurred by uprooted communities created mounting political tensions and 
eventually required an international policy response.  In the early 1990s, the United Nations 
recognized displacement as a human rights violation.  Initial attempts to define a category for 
internally displaced persons focused on the “sudden or unexpected” nature of these forced 
movements of people, also only in “large numbers” (United Nations, 1992).  This narrow 
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definition was overlooking the forced displacements that are expected or even manufactured. 
This initial definition was later extended in 1998, when the UN introduced the “Guiding 
Principles on Internal Displacement” (United Nations, 1998).  This document laid out the 
“international standards to guide governments and international organizations” in case they are 
willing to take action to mitigate socially and economically destructive consequences of 
displacement.  This internationally recognized set of principles sanctioned by the United Nations 
advocate for the “prohibition of arbitrary displacement […] in cases of large-scale development 
projects that are not justified by compelling and overriding public interests.”1 (emphasis added) 
 The use of “public interest” as a measure to evaluate any displacement decision’s 
arbitrariness is based on utilitarian ideals2 that sacrifice social and individual rights for the 
purported general welfare.  This gives rise to a paradox of public interest based on the 
fundamental democratic measures because it implies that if “public interest” justifies a 
development project, then project developers do not need to refrain from displacing people, who 
are also members of that public.  In a sense, compelling and overriding public interests according 
to the utilitarian ideals may be used to justify uprooting some communities regardless of their 
willingness to stay put in their living environments and livelihoods.  This formulation implies 
that “public interest” practically creates a “state of exception” (Roy, 2005) to rationalize certain 
development projects that force communities to move regardless of their choice.  Public interest 
is not a value-neutral technical measure (Roy, 2001) and defining public interest is itself a 
political process that entails “inherent paradoxes and ambivalences” (Roy, 2011, p. 412).  Laying 
out underlying contradictions of “public interest” in development planning is fundamental for 
cultivating an alternative planning vision to address displacement. 
1.1.2 Urbanization of Development-Induced Displacement 
Development-induced displacement research disproportionately focuses on non-urban contexts.  
This mainly stems from the use of “development” as a categorical tool that divides the world into 
two: developed and developing/underdeveloped, essentially based on the colonial histories.  This 
normative division of the world has limited the research on development-induced displacement 
																																								 																				
1	Guiding	Principles	on	Internal	Displacement,	Principle	6	
2	(Roy,	2001,	p.	111)	suggests	that	utilitarian	interpretation	of	public	interest	is	based	on	the	idea	of	aggregation	of	
individual	interests.	Through	the	operations	of	‘invisible	hand’	the	markets	self-adjust	efficiently	in	the	interest	of	
the	greater	good	(Howe	1992).	
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to the ‘developing world.’  Based on the assumptions of unique linear development paths to 
prosperity for so-called “underdeveloped” countries in the global South, modernization targets 
implied large-scale investments in sectors such as energy, mining, industrial production, 
transportation (Goldman, 2015).  Often funded with loans and credits that international 
development organizations issue, these investments to promote economic growth through 
industrialization required large pieces of land, therefore located in remote areas outside the 
densely populated urban centers.  Uprooting the traditional, agrarian, hence “backward” 
communities served as a tool to induce a transformation from traditional into modern societies, 
while accepting displacement as an inevitable by-product of progress.  Empirical and theoretical 
research on development-induced displacement evolved in this context.  Sponsored by the 
international development organizations, the overarching objective was to provide policy-guided 
solutions to social and political risks associated with development projects dictated to the 
governments in the global South. The non-urban geographies of development policies in this 
context resulted in the prolonged negligence of development-induced displacement in cities.  
Urbanization itself is a process that frequently generates displacement under the name of 
growth and development.  Hence, the rapid increase in global urban population necessitates a 
better understanding of development-induced displacement in urban context.  Higher rates of 
urbanization around the world urge new wave of physical development in cities in the form of 
massive infrastructure, transportation and housing projects to accommodate the growing 
demands.  Furthermore, the size of the project-impacted population is likely to be greater given 
the higher density in cities compared to low density settlements in rural areas.  In other words, 
there is an inescapable increase both in frequency and the magnitude of development-induced 
displacement in cities. The higher population density combined with higher frequency of projects 
highlights the necessity of well-grounded urban-development-induced displacement research to 
inform theory, policy and practice. 
1.1.3 Growing Cities as “Displacement Machines” 
Growing cities around the world are “displacement machines” because development in cities 
inherently involves reorganization and redefinition of the control of space (Vandergeest, 2003, p. 
47).  As cities grow more dense and economic functions of the urban land changes, communities 
and households are dynamically displaced.  In many different parts of the world, residents of 
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inner-city neighborhoods move around the city in response to economic and physical changes 
that repurpose the city space  (Wu, 2004). Additionally, rapid urban growth also displaces 
agricultural communities as the cities grow at their edges, which also enforce a rapid transition to 
urban life style for masses (Wu & He, 2005) (Siciliano, 2012).  Development-induced 
displacement in cities takes place along with urban change, either through deliberately planned 
interventions like urban renewal projects or more subtle change like gentrification.  It is 
important to note that urban renewal and gentrification are often intertwined based on the policy 
objectives of the development initiative. For instance, state-sponsored urban renewal in the US in 
the 1950s created the basis for the private-market gentrification that followed (Smith, 1996, pp. 
83-84).  Gentrification that attracts intensified inner-city investments may also lead to large-scale 
restructuring (Smith, 2002, p. 438).  These points suggest that urban renewal can trigger 
gentrification, but gentrification may also precede urban renewal interventions.  Traditional 
explanations also associate urban renewal with state-sponsorship especially when it is planned as 
large-scale development projects.  In contrast to state-led nature of urban renewal interventions, 
gentrification is primarily associated with private capital movements (Ley, 1986; Hackworth & 
Smith, 2001; Smith, 1979). 
Urban renewal and gentrification together cover a wide range of development-induced 
displacement in cities because both processes involve reorganization and redefinition of the 
meaning and control of urban space.  Despite the inherent contrasts between renewal and 
gentrification, residential displacement that repeatedly accompany both refers to similar 
processes in either contexts.	 	 An early attempt to define displacement in the urban context 
proposes that displacement occurs where “any household is forced to move from its residence by 
conditions which affect the dwelling or its immediate surroundings, and which are beyond the 
household’s reasonable ability to control or prevent; occur despite the household’s having met all 
previously imposed conditions of occupancy and make continued occupancy by that household 
impossible, hazardous or unaffordable3 (Grier & Grier, 1978, p. 8).  This definition helps to 
define certain types of “housing-related involuntary residential dislocation” constituting the 
problem of displacement. However, it merely refers to incidents of direct displacement 
(Marcuse, 1985, p. 205).   
																																								 																				
3	US	Department	of	Housing	and	Urban	Development	(HUD)	Report	on	Displacement.	
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Marcuse introduced the idea that there are also indirect forms of displacement and coined 
the terms of “exclusionary displacement” and “displacement pressures” as two types of indirect 
displacement (Marcuse, 1985). Exclusionary displacement is about reduction in number of 
available units to people from certain socioeconomic groups.  Every unit that is gentrified is 
taken out from the choice set of low-income residents.  This is indirect displacement because 
their chances of finding housing are reduced with every additional unit that is gentrified.  
Displacement pressures are dispossession suffered by poor and working-class families during the 
transformation of their neighborhoods (Slater, 2009, p. 303) even if they remain in the area.  
Displacement pressures often increase through time and transform into a form of direct 
displacement if no preventive action or resistance takes place. However, indirect displacement is 
often neglected in displacement research due to empirical obstacles because it is practically hard 
to document and keep track of indirect displacement to verify its prevalence. 
Empirical measurement of displacement has been a popular research task with 
inconclusive debates and significant disagreements.  First, there is dispute about how to define 
displacement.  Conceptual disagreements give rise to introduction of terms like replacement and 
succession instead of displacement (Newman & Wyly, 2006, p. 25; Freeman, 2005; Hamnett, 
2003).  Secondly, even if there is an agreement on the definition of displacement, it is hard to 
distinguish regular population turnover in neighborhoods from involuntary migration (Atkinson 
R. , 2004; Vidgor, Massey, & Rivlin, 2002; Atkinson R. , 2000).  To distinguish displacement 
from other population turnovers and to quantify the levels of displacement, longitudinal 
microlevel data are needed to track not only the movement of households, but also the push 
factors involved in the mobilization.  Datasets of this rigor are missing but “despite the 
challenges, researchers have used a variety of methods and datasets” to quantify gentrification-
induced displacement (Newman & Wyly, 2006, p. 27).  Efforts to measure displacement have a 
pragmatic basis: to decide whether a policy response is needed or not (Sumka, 1979; Hartman, 
1979).  Researchers have developed likelihood measures to evaluate the “size” of displacement. 
These models estimate “propensities to be displaced” and quantify displacement risks for 
existing residents (Freeman & Braconi, 2004; Freeman, 2005; Vidgor, Massey, & Rivlin, 2002). 
Some of these studies have some controversial conclusions such as low-income groups not being 
the ones most susceptible to displacement  (Freeman & Braconi, 2004).  
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Displacement in the context of urban change is a multifaceted problem.  Although the 
local dynamics play a major role, displacement can also be a consequence of broader systematic 
changes in the employment composition in cities (Hamnett, 2003).  Hamnett suggests that 
inevitable systematic changes in employment restructuring in cities replace managerial and 
technical professionals with working class residents.  Changes in livelihoods may also explain 
changes in residential composition as livelihoods play a major role in determining housing 
conditions that people can afford.  If livelihoods go away, people who depend on those 
livelihoods are also pressured to move if there is no policy intervention to prevent it from 
happening.  The structural changes in cities affect residents’ power and control over their living 
environments, which implies that displacement is also about the power dynamics in a society.  
Identifying the mechanisms of empowerment and disempowerment is essential for 
attaining an alternative planning vision for displacement because fundamentally displacement is 
“not due to lack of capital but [people] suffer from a lack of power and control over even the 
most basic components of life- that is, the places called home” (Defilippis, 2004, p. 89).  
Existing research on urban displacement is context-specific and concentrates too much on 
definitions and ex-post measurements of displacement.  However, there is a pressing need to 
move from context-specific accounts to a theory of development-induced displacement in cities. 
Global urbanization trends and problems rising around this worldwide fast-pace urban growth 
requires a deeper understanding of forced relocation and an innovative planning vision to address 
this ubiquitous urban challenge.  
1.1.4 Statement of the problem 
Existing research on urban development-induced displacement does not scrutinize how the 
planning processes and environments shape the actual projects that displace communities.  There 
are many studies on post-displacement situations both in forced migration and urban studies.  
However, little is known about the circumstances prior to displacement and how these 
circumstances affect the planning response to displacement.  This research selects an extreme 
case of a national urban renewal program.  It is an extreme case regarding the state’s ambition in 
terms of the scope of the renewal policy and the scale of the renewal goals under a complex 
legislation.  The program’s primary aim is for the demolition and reconstruction of almost one-
third of the existing national housing stock.  However, while this development program affects 
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cities across the country, there is no particular resettlement/relocation component of the urban 
renewal legislation.  In this research, the objective is to explore how such a bold national urban 
renewal program is carried out while neglecting the displacement prospects.  What are the 
mechanisms behind this development policy that undermines the stability of designated renewal 
area communities?  The bigger policy puzzle this research addresses is whether development can 
take place without displacement.  To explore this issue, this study focuses on urban development 
programs in different city contexts with clear displacement consequences but without a careful 
relocation scheme.  Studying the implementation of a national urban renewal program across 
different cities and different neighborhoods within the same national context provides insights 
into the heterogeneity among actual projects developed under the same program.  
1.2 Research Design 
1.2.1 Purpose of the study 
This study of government-led urban renewal program focuses on three cities (Adana, Bursa and 
Izmir) and multiple neighborhoods within each of these cities.  In each of these three cities, there 
is a concentration on designated urban renewal areas, each located in different neighborhoods in 
the same district.  The result is an embedded multiple-case study; the main advantage of using 
multiple case studies is that it allows for implementing a replication design (Yin, 2014, p. 57).  
Replications might attempt to duplicate the exact same conditions or alter some conditions to 
enhance the robustness of the study outcomes.  Embedded multiple-case design allows for two 
levels of replication: literal replication and theoretical replication.  Literal replication basically 
involves working on cases that potentially will predict similar results and helps to generate more 
robust results because of the abundance of data collected from different cases.  Conversely, 
theoretical replication predicts contrasting results based on variation among cases.  
The case selection strategy is based on the fact that two different acts provide the 
legislative framework for the national urban renewal program.  In the period of May 2012 to 
April 2014, the Turkish cabinet approved 138 decisions designating neighborhoods as urban 
renewal sites across the country; 35 of these decisions designate renewal sites under the Renewal 
Act I and the remaining 103 decisions were based on the Renewal Act II.  The decisions 
designating renewal areas based on Renewal Act I affect 17 provinces and the decisions 
designating renewal areas based on Renewal Act II affect 36 provinces in total.  There are 10 
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provinces4 in which there are designated renewal sites under each renewal act.  The in-depth 
analysis explored districts where both renewal acts are simultaneously implemented at this 
administrative level.   
In total, there are six districts where both renewal acts are simultaneously implemented at 
this administrative level. Due to limitations on time and resources, this study focuses on three 
districts (Seyhan, Osmangazi, and Karabaglar), each located in a different metropolitan area 
(Adana, Bursa and Izmir).  These three districts are all regional economic powerhouses and they 
are comparable in size.  Each of these districts has attracted immigrants from cities around them 
over decades mainly due to higher concentration of economic activities relative to their 
hinterlands.  Migration and regional economic role generated similar social and physical 
configurations in these cities.  This commonality is important for the power of literal replication 
among the cases under consideration.  
1.2.2 Research Questions  
Governments initiate urban renewal to promote various ostensibly positive objectives, but these 
projects also usually displace existing residents.  Is it possible for redevelopment to occur in the 
existing residents’ terms that actually benefits them?  If not, what are the obstacles to that 
occurring?  Three sets of sub-questions guide the data collection and analysis in order to answer 
these central questions.  The first set of sub-questions is to describe actors and their main 
objectives regarding the urban renewal program.  Who are the main actors involved in urban 
renewal program at the local level?  What are the objectives of urban renewal according to these 
actors?  Describing the individual and institutional actors involved in urban renewal together 
with their objectives unfolds the planning environment of urban renewal program at the local 
level.  The next set of sub-questions focuses on the implementation of the renewal program that 
is relevant to residential displacement prospects: What are the common characteristics of the 
designated urban renewal areas? What choices do the designated renewal area residents have in 
the urban renewal process?  Finally, the burdens and opportunities are explored in the context of 
the way that the urban renewal may create them for existing residents.  This question essentially 
identifies how displacement prospects are constructed along with the planning process of the 
																																								 																				
4	Adana,	Ankara,	Bursa,	Gaziantep,	Izmir,	Kahramanmaras,	Kocaeli,	Samsun,	Trabzon,	Karaman.	
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renewal.  How is urban renewal project burdening or benefiting different groups of residents in 
designated renewal areas?  
These three categories of research questions lay out the objectives, implementation, and 
the impacts separately.  First each of these questions is addressed separately on a case-by-case 
basis.  This within-case analysis provides a general framework for the planning environments 
through which the urban renewal projects are developed.  Then, based on these within-case 
results, patterns and trends that stand out for all three cities are identified. The objective of cross-
case analysis is to identify the main trends that characterize the development-induced 
displacement pressures as well as alternative planning strategies that can mitigate these 
pressures.  This dissertation ultimately aims to question whether it is possible to plan renewal 
that does not cause displacement of the existing residents.  In order to move the research to that 
direction, from the process begins with an attempt to unravel local dynamics that play role in 
generating an alternative planning vision to mitigate displacement. Describing the local context 
of which the nationwide urban renewal program is implemented and exploring the burdens on 
existing residents is a first step for achieving that broader research goal. 
1.2.3 Research Design  
Data for this study were collected during two phases of fieldwork in Turkey.  The first phase 
comprises three months of participant observation from June 2013 to August 2013.  This was 
facilitated while working in a private company specialized in urban renewal consultancy where 
the role was to participate in an urban renewal project development team.  The second phase of 
the fieldwork entails six field trips to the three cities following the embedded multiple-case 
research design.  The case study data consists of documentation, interviews, participant 
observation and direct observation.  Four main categories of documentary evidence were 
collected.  First, the Turkish Republic Official Gazette (Official Gazette in the remainder of this 
chapter) records were searched to identify designated urban renewal areas.  Secondly, the various 
Urban Renewal Acts that determine the legal and administrative framework for implementation 
were assembled.  Thirdly, Planning Documents prepared by district and metropolitan 
municipalities were gathered and fourthly, local media news articles on urban renewal agendas in 
selected three cities were reviewed.  The Official Gazette and the texts of two renewal acts 
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provide the basis of the research design, namely, the case selection and theoretical replication 
among selected cases. 
As a part of the second stage of the fieldwork, semi-structured, in-depth interviews were 
conducted with four categories of individuals: (1) appointed local government officials, (2) 
elected local representatives (Mukhtars), (3) neighborhood community organizations functioning 
as local civil society representatives, and (4) members of professional chambers (urban planners 
and/or civil engineers).  There are two main categories of appointed local government officials: 
those working for district municipalities and those working for metropolitan municipalities.  
Elected local representatives are mukhtars, head of a neighborhood within a town or a city.  In 
addition members of neighborhood associations were interviewed to discover whether there is 
any neighborhood community group organized around the cause of urban renewal.  The 
interview instrument’s goal is mainly to gather information on why these local governance 
structures do what they are doing, what they think they are doing and what they are actually 
doing in terms of urban renewal.  The interviewees were not limited to a certain level of officials 
but instead a range of officials involved in planning and implementation process of urban 
renewal was selected.  The interviewees range from individuals playing volunteering, managerial 
or administrative roles to technical staffs who actually implement the plans. 
In this multiple-case study research, there are two fundamental stages of data analysis. 
First, within-case analysis is conducted to gain familiarity with the data and also to generate 
preliminary results for each case.  Following each within-case analysis, a cross-case pattern 
search process is adopted.  The cross-case pattern search is to look beyond preliminary results of 
each case and finally come up with broader conclusions and answers for the central research 
questions (Eisenhardt 1989).  
1.2.4 Significance of the Study 
This dissertation studies development-induced displacement in the context of legislation, 
implementation, and governance.  Development-induced displacement is primarily characterized 
by intricate legislation that directs the particular development projects.  This study documents the 
diversity among individual projects conducted under the same legislation, as well as similarities 
between projects under different legislation. These contradictions point out the redundancy and 
	 12	
inefficiencies in the legislative framework that directs the development policy implementation. 
Findings of this study imply that when the legislatures and policy makers loosely define 
development policy objectives, they undermine the public interest by destabilizing established 
communities in designated renewal areas, even before the projects actually start.  
Local governments and their constituencies need to demand empowerment for decision-
making and implementation of the development policy.  This study shows that without 
meaningful decentralization of political and administrative power, local governments have very 
limited control over the reorganization of space in their jurisdictions.  Development-induced 
displacement that jeopardizes communities’ welfare also undermines the local governments’ 
political legitimacy.  The findings of this study suggest that the local governments need to push 
the central government for political and administrative decentralization to protect their 
legitimacy.  This will also enhance the democratic governance and better representation of local 
needs in pursuing the development policies.  
This study also provides insights for communities in areas that are targeted by the 
development projects.  Instead of taking the communities as passive agents in the process of 
development policy implementation, this study documents the role of community organizations 
in shaping the development policy.  Data from this research shows that local communities have 
the potential to alter the planning environment that promotes their displacement if they are 
directly involved in the process.  Even if their participation is not formally invited by the policy 
makers and project administrators, communities have a responsibility to demand representation 
of their voice, rights, and interests in the proposed development projects.   
1.3 Definition of Terms 
There are a few key terms that I use throughout this dissertation.  Research on development-
induced displacement is a broad concept and certain terms and vocabulary have different 
meaning based on the context.  In order to avoid confusion, the main terms used, such as 
displacement, development, urban renewal, central and local government, and informality will be 
defined.  These definitions also provide an introduction to the case study area.  
 
Displacement is basically forced movement of people from their homes and habitual 
environments.  Displacement may involve direct or indirect mechanisms that either oblige or 
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induce people’s movement from one place to another.  Key point that distinguishes displacement 
from regular population turnover is the involvement of an outside force that changes the 
conditions in a community’s living environment.  Individuals or communities are displaced when 
they are compelled or obliged to move by an external event when they would choose to stay 
otherwise. (Van Hear 1998).  Displacement may take place either as a sudden expulsion or a 
gradual dismissal from a place (Oliver-Smith 2001; Johnston 2000, Scudder 1993).  Also, the 
causal link between the external push factor and the movement of people may be either direct or 
indirect (Vandergeest 2003, Cernea 1997, Marcuse 1986).  
 
This research contributes to the broader discussions on development-induced 
displacement by providing a detailed account of the planning environment of an ongoing 
national urban development program.  Thus, the meaning of development is crucial for the 
purposes of this dissertation. Development involves redefining and reorganizing the space and 
the meaning of the space (Vandergeest 2003, p.47).  The development projects either explicitly 
or implicitly transform the space’s meaning, who/what controls it, and potentially alters who has 
access to that space before and after the change.  This formulation provides a value neutral 
definition of development that is important for the discussion on development-induced 
displacement in a broader sense.  
 
In my case study, I focus on “urban renewal” as a particular type of development practice 
with significant displacement threats for the designated renewal area residents. Urban renewal 
has been widely used as a part of urban policy around the world and in different eras. Urban 
renewal policies as well as individual projects implemented as a part of a broader policy 
objective may also serve various purposes. In this study, an ‘urban renewal project’ is precisely 
about flattening present built environment and replacing those with new structures. Urban 
renewal projects in this dissertation vary in size; the smallest project area is 35 acres whereas the 
largest project area is almost 1,335 acres.  Project areas may also differ in terms of the use; some 
areas are former industrial sites whereas some are currently home to vibrant communities. Even 
given the variation in terms of scale and scope, all projects have an ambitious ‘development’ in 
the designated project area under the name of urban renewal.  
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This dissertation studies a government-led urban renewal program and two main 
stakeholders in project implementation are the “central government” and the “local government”.  
Turkey is a parliamentary republic and it has a unitary structure.  The main functions of the state 
(executive, legislature, and judiciary) are in practice monitored and controlled by the central 
government, and the local governments have almost no power over these main state functions 
(Aksel 2013).  Executive power is exercised by the central government through the Prime 
Minister and the Council of Ministers.  Legislative power is exercised by the parliament where 
the political parties are represented by members of parliament (MPs).   Local governments 
comprise of provincial and district level administrations.  There are two tiers of local 
government, the metropolitan municipality and the district municipality. Metropolitan 
municipalities function on the level of the provinces and the district municipalities serve as the 
administrative center of districts and these are responsible within district centers.  In provinces 
with a metropolitan municipality, district municipalities are subordinate to the metropolitan 
municipalities. There are 81 provinces, among those 30 provinces have metropolitan 
municipalities. In total, there are 923 districts in Turkey.    
 
Finally, it is important to define informality because urban renewal project areas often 
overlap with the informality in the city. Informality is basically the condition of being beyond 
and outside the scope of state regulation and control.  Depending on the type of regulation that is 
violated, forms of informality varies.  In the context of urban renewal implementation, 
informality in the built environment has three aspects: being beyond the land use regulations, 
being beyond the building codes, and being beyond the legal tenure structure.  These three 
dimensions of informality often intersect with one another.  For instance, settlements that are 
against zoning regulations are very unlikely to comply with the building codes; and violation of 
both zoning and building codes rule out any chances of having a secure tenure.  There are also 
cases where the structures comply with zoning and building codes but the residents do not have 
fully-formal tenure that secure their property rights.    
1.4 Assumptions, Limitations, and Scope  
In the data collection process, some assumptions have been necessary.  For example, it has to be 
assumed that the interviewees respond to the questions truthfully and accurately questions based 
on their personal experience, and respond honestly to the best of their individual abilities.  One 
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must also assume that the local news articles used as a part of the documentary evidence reflect 
the positions of its readership regarding the recent developments in the local urban development 
agendas.  Finally, it is assumed that the information regarding the local governments’ urban 
renewal agenda declared in the strategic plans reflect the real intentions of the municipalities in 
terms of what they plan to pursue during their term in office.  The scope of this project is three 
provinces with metropolitan municipalities, which are Adana, Bursa, and Izmir. One central 
district in each province provides the spatial focus: Seyhan district in Adana, Osmangazi district 
in Bursa, and Karabaglar district in Izmir.  Although the urban renewal program is broader than 
these specific districts in each province, I assume that these districts are representative cases for 
the rest of the urban renewal projects in the city.  These cases were selected based on when the 
central government approved their ‘urban renewal area’ status.  The data and findings of this 
dissertation are limited to the areas that are designated as renewal sites in between May 2012 and 
April 2014.  
There are certain data limitations of this research.  First of all, it was not possible to 
record a significant amount of my face-to-face interviews.  The fieldwork took place just a few 
months after a huge phone-tapping scandal that involved several government officials.  
Allegations included bribery, money laundering, and land speculation with the involvement of 
Ministry of Environment and Urban Planning.5  In that political climate, especially the municipal 
officials did not provide consent for audio recording of the face-to-face interviews.  Reliance on 
handwritten notes replaced transcripts of the conversations.  This limited the possibility of using 
direct quotes from most of the conversations.  However, not recording the conversation provided 
the respondents with a greater level of comfort and let them share information about the ongoing 
planning process of the urban renewal projects.  The other data limitation is about the availability 
of neighborhood-level and district-level data on unemployment, migration, and residential unit 
permits.  These data were used to make cross-case comparisons about the progression of urban 
renewal projects and their displacement prospects. However, due to the limitations of data, 
district-level data on residential unit permits were the only source universally available to make 
neighborhood level comparisons. Provincial-level data on migration and unemployment were 
																																								 																				
5	Retrieved	April	5,	2016	http://www.telegraph.co.uk/news/worldnews/europe/turkey/10659567/Turkey-PM-
says-incriminating-tapes-are-fake-amid-growing-phone-tapping-scandal.html;	and	
http://www.bbc.com/news/world-europe-26332860	
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used to make district-level comparisons. In order to mitigate the risks of misleading conclusions, 
reliance on trends rather than actual figures featured in the comparisons. 
 
In this dissertation, projects explored were at planning stages since the main interest was 
in ‘displacement’ that is induced by urban development projects; however, projects that have not 
physically started were also reviewed and in these latter cases, displacement that has not fully 
taken place yet.  This dissertation studies displacement that has not fully materialized because 
this research’s approach is to take displacement as a process rather than a specific incidence that 
takes place all at one time for everyone living in the same area. The boundaries of research for 
each case were set at the local level. No central government officials were interviewed about 
their objectives regarding the urban renewal program as well as specific projects in which the 
central government bodies are directly involved.  The central government officials were not 
interviewed because their involvement in urban renewal projects is not uniform across the 
individual cases. In order to balance the central government’s standpoint and particular role in 
renewal projects across cases, this study relies on legislations, by-laws, and government 
programs that imply that all the renewal projects were evaluated uniformly.          
1.5 Guide to the Chapters 
There are eight more chapters in this dissertation.  Chapter 2 provides a synthesis of the literature 
and previous research on development-induced displacement with a specific focus on the urban 
context.  Chapter 3 presents the methodology of this research.  Starting with statement of 
research questions, this chapter explains the details of case selection, data collection, and data 
analysis procedures followed in this study.  Chapter 4 is a relatively short chapter that introduces 
the planning context of the urban renewal program.  This chapter introduces some legislative and 
administrative aspects of the government-led urban renewal initiative.  Chapters 5, 6, and 7 are 
the case reports of each city studied as a part of this multiple-case study research. Chapter 8 
explains the findings from the cross-case analysis.  This chapter combines the empirical findings 
from each case study; it combines and synthesizes these findings to reach broader theoretical 
implications of this study regarding the planning dynamics involved in development-induced 
displacement.  Finally, Chapter 9 concludes the dissertation by presenting major empirical, 
theoretical findings and policy implications of these particular findings.  Chapter 9 also briefly 
outlines the areas that require future research as well as some limitations of this research.   
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Chapter 2: Theoretical Foundations of Development-Induced Displacement 
2.1 Introducing the Meaning and Relevance of Internal Displacement  
Displacement is basically the involuntary movement of persons from their homes; “individuals 
or communities compelled, obliged, or induced to move when otherwise they would choose to 
stay put; the force involved may be direct, overt and focused, or indirect, covert and diffuse” 
(Van Hear 1998, p.10).  As this definition suggests, “displacement” may refer to wide-ranging 
circumstances people endure. Nevertheless, internal displacement constitutes the majority of 
involuntary population movements in the world amongst the diverse ways displacement takes 
place. Internal displacement occurs when people are expelled from their living spaces, but not 
crossing an internationally recognized border. Kalin proposes that internally displaced people are 
those who would be considered as “refugees” had they crossed an internationally recognized 
border (2000).  Hence, internally displaced persons are one of the most vulnerable groups in the 
world. They legally remain under the protection of their own government, although in many 
cases, their government is engaged in perpetrating the dynamics triggering the displacement 
conditions in the first place (United Nations 2014).  
Despite its significance, “displacement” within one’s home country has been rather 
recently recognized as a category of interest by the international community.  In the early 1990s, 
the United Nations initially recognized internal displacement as a human rights concern.  Early 
attempts to define internally displaced persons emphasized the “sudden or unexpected” features 
of people’s forced moves also “in large numbers” as the main characteristics (United Nations 
1992). However, this definition leaves out certain critical aspects of displacements that 
continuously occur globally. Displacement may occur in the form of people being required to 
move, instead of being explicitly expelled or evicted.  Mandated dislocations may also surface 
gradually and affect groups of people in small numbers. These forms of transitions still constitute 
incidents of displacement.  Therefore, displacement is not limited to movements of large 
numbers of people all at once.  In many cases, population movements categorized as 
displacement take place progressively, and as a result of deliberate actions of the ruling authority 
rather than as a sudden reaction to unexpected incidents (see Cohen and Deng 1998; Robinson 
2003, p.7).  
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The United Nations later amended its initial internal displacement definition and 
introduced an international framework called “Guiding Principles on Internal Displacement” 
(United Nations 1998).  This document lays out a basic conceptual framework and “an 
international standard to guide governments, international organizations and all other relevant 
actors” in case they are willing to take action to address the challenges and outcomes of internal 
displacement (see Brookings-LSE Project on Internal Displacement 2014).  However, the 
international community’s recognition of internal displacement as a risk does not imply any form 
of enforcement to address the potential human rights violations incurred in the process of 
displacement. United Nation’s recognition of the displacement is a valuable attempt to generate a 
common language and set of objectives to mitigate the socioeconomic, political and 
humanitarian costs of internal displacement. However, it is at the national governments’ 
discretion to follow these “guiding principles”. United Nations-led international community 
efforts do not promise any concrete solution to the issue of internal displacement. 
2.2 Development-Induced Displacement: A Paradox of Public Interest 
There are three main categories of internal displacement based on the factors uprooting the 
communities: conflict-induced displacement, disaster-induced displacement (natural or human 
made) and development-induced displacement.  Once the communities are uprooted, the post-
displacement experiences are comparable despite the variations in push factors (Muggah 2003, 
p.7).  However, development-induced displacement fundamentally differs from the other two 
categories in terms of the process generating displacement prospects in two major aspects.  First, 
unlike the conflict-induced and disaster-induced displacement, development-induced 
displacement is the outcome of deliberate planning. The causal link between the push-factor and 
the displacement of people standing in the way is direct and explicit.  Secondly, “development” 
initiatives are product of policies, programs and projects. The impetus for displacement is 
intentionally designed, therefore, to a large extent displacement can be calculated a priori.  
Conversely, the incidents of conflict and disaster-induced displacements are often unplanned, 
uncertain, and less likely to be explicitly calculated before the push-factor actually materializes. 
This deliberative aspect of the development-induced displacement makes it a complex yet 
unavoidable puzzle for planning research, which is relevant to both theory and practice of the 
field.  
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Guiding Principles on Internal Displacement recognized by the international community 
advocate for “prohibition of arbitrary displacement […] in cases of large-scale development 
projects that are not justified by compelling and overriding public interests” (Guiding Principles 
on Internal Displacement, Principle 6, emphasis added).  The use of “public interest” in this 
formulation constitutes the core of the planning puzzle that motivates the planning research on 
development-induced displacement. This principle implies that if development is justified and 
supported according to a certain notion of public interest, then, displacement appears as not only 
expected but also an acceptable outcome, rather than a serious human rights violation.  Based on 
this interpretation, “public interest” is the key parameter that stands at the core of the 
development-induced displacement phenomenon as a planning challenge. Thus, the puzzelle of 
development-induced displacement arise when some conflicting interests of individuals and 
groups are forgone for the so-called “public interest.”  
Determination of “public interest” in development projects is not a straightforward task. 
Public interests in a project is defined and articulated through a political process. The dynamics 
and actors participating in this political process shapes the planning environment for 
development-induced displacement. The institutional conventions on planning profession 
advocate that the Planner’s “primary obligation is to serve the public interest”6.  However, at the 
same time, the idea of public interest is itself associated with “inherent paradoxes and 
ambivalences” (Roy 2011, p.412). A key objective of this dissertation is to study how the “public 
interest” is established, negotiated and shaped in particular development projects.  This study 
focuses on development-induced displacement as a planning challenge that is “problematic at 
best, even when a state has the best interest of the entire population at heart” (Robinson 2003, p. 
4).  
Early development-induced displacement research has been conducted in the field of 
forced migration studies and constituted an interdisciplinary subfield on its own with significant 
overlaps with the international development studies. The next section presents the foundations of 
development-induced displacement research in forced migration studies. These studies 
predominantly focused on displacement induced by large-scale development projects conducted 
																																								 																				
6	AICP	Code	of	Ethics	and	Professional	Conduct,	American	Planning	Association	2009,	Retrieved	from	
https://www.planning.org/ethics/ethicscode.htm	
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under the name of “modernization” to develop the physical infrastructure for industrial 
production and economic growth. This particular view of development delimited the 
development-induced displacement research typically to incidents in agrarian, rural, and so-
called “developing” world. 
2.2.1 Development-induced Displacement Research in Forced Migration Studies 
Forced migration studies approaches development-induced displacement research based on a 
particular conception of “development”.  In this line of research, development is associated with 
a strong modernization perspective. Development, according to the modernization theory is 
fundamentally about the transformation of societies from agrarian to industrialized, from rural to 
urban, and from traditional to modern. This modernist agenda has been the dominant 
development paradigm and has shaped the policy agendas to transform the “underdeveloped” 
countries in the global South for decades.  As a corollary of this particular interpretation of 
development, development-induced displacement research largely concentrated on incidents of 
population displacements as a by-product of land and capital intensive, large-scale infrastructural 
projects.  This line of research investigated the process and consequences of displacement on 
communities traditionally living in rural sites and fundamentally relying on farming and 
agriculture as their livelihoods.  Largely, these communities were displaced by large-scale 
energy production and transportation infrastructure projects.  Extensive research on these 
particular types of development projects theorize the wide-ranging experiences of the displaced 
communities. This theorization is largely based on in-depth longitudinal ethnographic studies on 
communities uprooted by development projects. Empirically speaking, communities uprooted by 
dam-related projects stand out as the most commonly studied circumstances.  
a. Theorizing Development-induced Displacement 
Development-induced displacement is a complex phenomenon because there is a great diversity 
among the various incidents. Cases of development-induced displacement diverge from each 
other on the basis two key dimensions. First dimension is the causality between the inducing 
factor and the expulsion; displacement may be a direct or an indirect consequence of 
development projects. Second dimension is based on the progression of the move; displacement 
may take place in the form of sudden or gradual uprooting. These variations in the causal 
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mechanism and the pace of communities’ involuntary movements represent the important 
parameters in the theory of development-induced displacement.   
 
Direct displacement occurs when people are explicitly forced to move from the dwellings 
and lands they occupy.  Direct displacement may be physical as well as economic; for instance, a 
landlord who cuts off heat/water/electricity in a building is physically forcing the occupants to 
move whereas a landlord raising rent beyond the tenants’ reasonable ability is economically 
forcing the occupants to move (Marcuse 1985, p.205). Whereas, indirect displacement occurs 
when people are not openly forced out from their homes in the first place.  For instance, indirect 
displacement may involve destruction of people’s access to their established livelihoods due to 
planned or unplanned consequences of projects. In these cases, people may have the option to 
stay, but without having the means to support their basic needs and income-generating activities, 
communities are obliged to move in search of new livelihoods.   
 
Indirect displacement occurs as a consequence of “development planning and policies 
undermining livelihoods to the degree that people decide to move, seemingly of their own 
[choice]” (Vandergeest 2003, p. 47).  Another example for indirect displacement can be in the 
context of a dam construction. If the dam blocks upstream fish migrations in a river, then this 
likely to affect the communities that depend on fishing as their main source of income.  Then, the 
fishing community is indirectly pressured to move because their livelihood has been 
compromised by dam construction; even if their land and home is far away from the physical 
location of the dam.  Changing the aquatic habitat in downstream or upstream is often not a 
planned outcome of a dam construction, yet, it is a common source of indirect displacement 
affecting the communities making a subsistence living from fishing (Dwivedi 2002, p.727; 
Baruah 1999, p.83).  
 
Depending on the nature of development projects and the composition of the affected 
community, displacement can take place in the form of a graduali move or a sudden move (see 
Oliver-Smith 2001; Johnston 2000, Scudder 1993).  Indirect displacement often takes place as a 
gradual movement of the affected population.  For instance, destruction of livelihoods and loss of 
wage employment is an indirect form of development-induced displacement for landless laborers 
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and service workers when they lose access to income sources (Cernea 1997, p.1573).  When 
displacement is due to the changes in the local economy, affected communities are not 
necessarily forced, but instead pressured to move as they need to search for new opportunities to 
earn a living.   
 
Here, it is important to make a distinction between the forced gradual movements and the 
voluntary movements of daily life.  Moving because opportunities in the current location are not 
as good as those elsewhere, involves a search for improvement and is motivated by individual 
preferences in economic, social, political terms.  However, forced movements involve changes in 
the choice set in the current location, a worsening situation or degradation.  In other words, 
forced movements are about the negative changes in the livelihood that reduce the chances of 
survival for the inhabitants, rather than individuals solely seeking better conditions to thrive.  
Gradual forced movements can take place in smaller numbers compared to sudden movements of 
people.  However, this does not imply that displacements in the form of gradual moves is less of 
a crisis compared to the sudden displacements. In fact, small numbers of gradual movements 
often add up to large numbers when it is measured for a period of time (Cernea 1990, p.330). 
Figure 2.1 summarizes the different forms of development-induced displacement based on the 
two dimensions of the move.  
Figure 2.1 Different forms of development-induced displacement  
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Development-induced displacement theory builds on these disparities and variations.  
Moreover, in many cases, development-induced displacement, sudden and gradual, direct and 
indirect, forced and imposed movements may take place simultaneously.  Affected people are 
not homogenous, and the nature of their movement may also differ in a given timeframe.  In 
other words, the impact of a certain event is not identical for all affected households.  These 
seemingly contradictory characteristics of development-induced displacement can only be 
addressed by seeing these features along a continuum instead of dichotomies (see Robinson 
2003, Davenport et al. 2003, Oliver-Smith and Hansen 1982).  
b. Ethnographies of Communities Uprooted by Dams 
There is extensive ethnographic research on the experiences of communities uprooted by 
hydropower and irrigation dam projects.  Dam projects have attracted a special research interest 
for two reasons.  First, dam projects affect a large area and their socioeconomic impacts are often 
substantial especially for the communities living in the project area.  Quantitatively speaking, the 
major cause of development-induced displacements can be traced to dam projects that have 
displaced millions of people around the world (Johnston 2000, p.3).  Secondly, large dams are 
often “legitimate” investments for development due to their diverse functions in support of a 
modernization agenda.  Dams are necessary to meet the growing water demand including 
irrigation, domestic use, industrial uses (for processing, washing, cooling facilities that 
manufacture products), thermo-electric power uses (for cooling to condense the steam that drives 
tribunes in the generation of electric power with fossil fuels, and nuclear and geothermal energy), 
and in stream water uses (for hydro-electric power generation, navigation, recreation and 
ecosystems) (Altinbilek 2002 pp. 14-15).   
 
The concentration of development-induced displacement studies on dam-related projects 
is not a coincidence. Aggressive developmental programs implemented in “developing” 
countries were by and large under the supervision of international development organizations. 
The widespread use of dam projects as a part of this process eventually necessitated 
comprehensive knowledge on displacement dynamics. Thus, international development 
organization took the lead in funding research to identify and mitigate the socioeconomic 
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consequences of dam projects as much as possible.  Dam projects also provide a rich context for 
studying displacement from a methodological standpoint.  First, displacement is intentional, 
definite, and has both direct and indirect aspects.  Secondly, time frame of project 
implementation is typically long enough to follow the outcomes of displacement. Sponsors of 
these large-scale projects often come up with resettlement schemes (which may or may not 
work).  Thus, research on displacement induced by dam projects often concentrates on 
accounting success and failure in resettlement planning.  
 
These large-scale dam projects primarily aim to enhance economic growth with 
significant land-use alterations in rural areas.  Longitudinal ethnography conducted in Gwembe 
Tonga villages in Zambia (Central Africa) provides a rich account of the social costs incurred by 
the uprooted communities in the context of a large hydroelectric dam (Kariba Dam) construction 
(Colson 1971; Clark et al. 1995).  Among other ethnographic studies on displacement and 
resettlement, research on the Kariba Dam is important given the amount and variety of data 
collected across time.  This long-term research project focuses on community’s experience 
through the resettlement by studying the post-displacement situations in phases across time and 
how resettlement affected economic resources and kinship arrangements (Scudder and Colson 
2002).  Colson’s main findings relate to the problems of technology determining the 
development policy.  Technical facts of development projects are not enough to legitimize 
displacement when the consequences threaten people’s basic securities (Colson 1971, p.3).  
 
Ethnographies of communities displaced as a part of dam projects cover a wide range of 
national contexts.  Research on the Narmada Valley Development Project in India that displace 
around 1.5 million people, focused on the impoverishment of the tribal people in post-
displacement and the local resistance organized against the project (Baruah 1999; Dreze et al. 
1997). China is home to “the largest dam-related displacement in history” with the Three Gorges 
Dam project that displaced 1.2 million or more people (Robinson 2003, p. 16; Stein 1998, p.7). 
Research on the displacement impacts of the Three Gorges Dam focuses on the discrepancy 
between the actual and the estimated costs of resettlement, and the controversial role of the 
World Bank that guided the Chinese government in feasibility studies but declined to fund the 
project due to the complications around displacement and resettlement consequences (see Pan 
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1995; Jing 1996). Another important research field for development-induced displacement is 
Egypt where the Aswan Dam project displaced around 50,000 Nubians (from Egypt) and 50,000 
Sudanese (Cernea 1990, p. 331; see Fahim 1981; Fernea and Kennedy 1966). Research on the 
Aswan Dam resettlement focuses on the changing patterns of income sources for the settlers that 
have an impact on urban-to-rural migration given the government’s resettlement strategy that 
involved making Nubians cash crop farmers. These ethnographic research on post-displacement 
situations based on affected people’s experiences is complemented with policy analysis and 
efforts to theorize the socioeconomic risks associated with post-displacement situations. 
 
c. Policy Evaluation and Resettlement Models  
Policy analysis of displacement and resettlement planning develops a framework for “policy 
guided solutions” based on the empirical data on common characteristics and general trends 
(Cernea 1997). Resettlement policy evaluation, displacement/resettlement modeling and the role 
of social resistance to displacement in shaping displacement/resettlement schemes constitute the 
focus of these policy analyses on development-induced displacement. A common message of 
development-induced displacement research on developing countries is that resettlement 
planning has a central role in minimizing the social costs of “development”. Therefore, 
resettlement policies evaluations and resettlement modeling are the two main research areas. 
Resettlement policy evaluations aim informing “better” resettlement schemes by analyzing the 
failures of large-scale development projects led by international development organizations. 
According to resettlement policy evaluations, displacement is an inevitable but unintended 
outcome of development (Cernea 2000, Cernea 1999; Cernea and McDowell 2000; Picciotto et 
al. 2001).  
 
Based on policy evaluation findings, two conceptual models of development-induced 
displacement have been developed. Both of these models focus on the post-displacement 
situations and resettlement planning. The first model is Scudder and Colson’s “The Four Stage 
Model” (1982). It is based on longitudinal ethnographic research on communities displaced by 
the Kariba Dam in Gwembe Tonga in Zambia.  The model suggests that there are four stages of 
resettlement in the aftermath of displacement are (1) Recruitment (people continue to live in their 
homelands while the policy makers, developers formulate development and resettlement plans); 
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(2) Transition (people learn about displacement prospects with increasing levels of personal and 
communal distress); (3) Potential Development (takes place after the displacement occur and 
through resettlement people start building their new lives, communities, economies) and finally 
(4) Incorporation/ Handling over (when the second generation of resettled community takes over	
and the resettlement is identified as the home for this new generation). According to this model, 
resettlement is “successful” if resettled community goes through each of these four phases 
(Scudder 1993; Scudder and Colson 1982). Despite its importance as a first attempt to model 
displacement, it oversimplifies the idiosyncrasies in history, culture, geography and politics 
involved in displacement. It basically explains similarities among resettlement communities (de 
Wet 1993).  However, it does not provide a solid theoretical basis for other incidents of 
displacement and resettlement.  
 
The second and more recent model for development-induced displacement is Cernea’s 
“Impoverishment Risks and Reconstruction Model”. It outlines a general pattern of “rapid onset 
of impoverishment” in the context of displacement (Cernea 1997, 1990). Cernea identifies eight 
sub-processes: Landlessness, Joblessness, Homelessness, Marginalization, Increased morbidity 
and mortality, Food insecurity, Loss of access to common property and Social disarticulation 
(Cernea 1990). More recently, Muggah introduced access to education, political expression and 
violence as other forms of risks that should be considered in the model of impoverishment and 
reconstruction (Muggah 2000). This “risk model” helps to identify “what needs to be done to 
avoid the risks of impoverishment” (Dwivedi 1999, p.45). The primary objective of this 
modelling effort is to inform decision makers about the potential socioeconomic threats and 
hazards of involuntary resettlement.  The model acknowledges that these risks may vary in 
intensity according to the local conditions.  Thus, this second modelling attempt aims to guide 
policy making in resettlement planning. 
  
These two conceptual frameworks constitute only structured attempts to theorize the 
development-induced displacement. In the literature, there is more criticism of these “models” 
compared to the attempts to improve or to construct new theoretical models (see Dwivedi 2002, 
Turton 2003, de Wet 2001, Asthana 1996). Both of these frameworks, Four-Stage Model and 
Impoverishment Risks and Reconstruction Model, are descriptive and do not really link 
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displacement and resettlement to the broader social, economic and political dynamics involved in 
shaping development policies implying displacement.  Moreover, these models focus on 
mitigating the risks associated with resettlement, instead of problematizing the phenomenon of 
displacement.  Yet, they are still useful for highlighting the displacement/resettlement prospects 
for the uprooted communities.  Unfortunately, both of these models avoid making a deeper 
theoretical connection with the causes and the consequences of development-induced 
displacement. 
 
d. Social Resistance to Development-Induced Displacement 
Research on development-induced displacement in the context of large-scale economic 
growth-oriented projects also includes efforts to understand the social resistance to displacement 
(see Turton 2003; Oliver-Smith 2001). Studies on social resistance to displacement focus on 
tradeoffs between gains and losses of development often by different groups. The research 
subject shifts from actions of “decision makers” to community action, whose social and 
economic well-being are at stake. Research on communal resistance to displacement questions 
development that risks social, economic and cultural stability of people. It provides an account of 
uprooted people’s perspective instead of focusing only on the interests of the project 
designers/implementers. Resistance to development-induced displacement is itself a means of 
articulating alternative visions of development (Jing 1997, p.76; Oliver-Smith 1996, p.96).  
 
People in different structural positions define risk differently and it is affected by cultural 
norms, legal and policy frameworks (see Beck 1992). These differences in risk perceptions 
determine the variation in “propensity to resist” displacement (Dwivedi 1999). People resist 
displacement because of uncertain, cumbersome, slow implementation and unfair treatment 
among displacees. When affected people feel that “their understanding and control are 
diminished, change will be characterized by conflict, tension and, perhaps, active resistance” 
(Oliver-Smith 2001, p. 33). This also implies that the driver of resistance is not solely the 
“displacement’s hardship itself” but the way it is implemented with loopholes in policy and law 
that supposedly protects the rights of affected communities (ibid). The threat of marginalization 
through displacement and ad hoc resettlement results in strong resentment among affected 
communities. This resentment spurs protests, resistance movements with active support and 
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coordination from non-governmental organizations (NGOs) and social action groups (Dwivedi 
1999, p.44). Resistance becomes a communal strategy to diminish the uncertainty. The level of 
resistance to displacement and resettlement depends on how effected people perceive the fairness 
or unfairness of the resettlement policy (Dwivedi 1999, Jing 1997, p.75).  
 
The outcome of resistance against development-induced displacement depends the degree 
to which the resistance can actually create political pressures on the project developers.  The 
process mainly involves negotiating with the authorities about the compensation and relocation 
programs. Well-grounded political pressure on state officials is likely to bring incremental 
changes in resettlement and compensation schemes (Oliver-Smith 2001, p.98; Asthana 1996, 
p.1474). Therefore, instead of binary outcomes like “success” or “failure”, resistance to 
displacement outcomes are cumulative. Resistance to development-induced displacement is how 
marginalized communities express and exercise their basic citizenship rights. Collective 
resistance movements against the dictated expulsions is principally these communities’ means to 
participate in the political process of determining the “public interest”.  The course of resistance 
also provides a “form of political socialization”. This politicization has the potential to generate a 
pressure for multilateral agencies and executing states to improve their policies on development-
induced displacement and resettlement (Kothari 1996, p.1482).  
 
2.2.2 Overlooked “Urban” Development-induced Displacements in Forced Migration 
Studies 
Development-induced displacement research excessively reflects on non-urban contexts while 
overlooking the expulsions occurring in the urban context. This non-urban bias in forced 
migration studies can be partly explained by the field’s conventional interpretation of 
“development” as a notion that is dividing the world into the “developed” and the rest; so-called 
underdeveloped or developing countries.  Hence, this particular use of development delimits the 
geographies of development-induced displacement outside the “developed” world.  This implicit 
urban versus non-urban divide in development-induced displacement research is a reflection of 
developmentalist influence on the theoretical basis of development-induced displacement.  
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Developmentalism is a modernist discourse. According to sociologist Anthony Giddens 
(1998), modernity is a “shorthand term for modern society, or industrial civilization”. In his 
interpretation, modernity is an amalgamation of certain attitudes towards the world that idealizes 
the world as open to transformation by human intervention; with complex economic institutions 
facilitating industrial production within a market economy and political arrangements 
characterized by nation state and mass-democracy (Giddens 1998, p.94).	As a school of thought, 
developmentalist ideals promote economic prosperity as the key for development and the core of 
political activities (Wallerstein 2005; Duffield 1994). Continuous investment in development 
projects and emphasis on economic “development” as the only path to improve lives of the poor 
is the key element of developmentalist discourse (see Escobar 1995).  According to the 
developmentalist assumptions social change takes place in a pre-established pattern and it does 
not depend on the local cultures, histories and values (Pieterse 1991).  Development projects 
designed according to the developmentalist ideals are likely to overlook the costs of 
displacements directly incurred by the uprooted communities.  
 
Foundations of development-induced displacement research have a non-urban focus 
because of its earliest focus on projects developed in line with the developmentalist policies and 
programs. Developmentalist objective is “modernizing” the underdeveloped, traditional, 
agrarian, thus, poor countries of the world. These programs are often carried out and/or funded 
by international development organizations and mainly involve large-scale capital-intensive 
industrialization and energy production projects to spur economic growth and prosperity in 
underdeveloped areas (Goldman, 2015).  These projects typically required large pieces of land, 
therefore, they are largely implanted in remote areas, instead of densely populated urban centers.  
Thus, these development projects largely affect rural settlements and livelihoods.  Development-
induced displacement research emerged when these international development organizations-led 
development programs and policies faced rising opposition from affected communities, civil 
society and local political actors (Cernea 2005, p.72).  “Disproportionate and unacceptable pain 
for those displaced” necessitate serious policy response to mitigate the political risks arising 
along with the development projects (Price 2009, p.274).  
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In order to mitigate these political tensions, initially the World Bank sponsored research 
on resettlement policy evaluations and modelling displacement and resettlement to improve their 
resettlement planning (Cernea, 2000; Cernea, 1996). These studies constitute an outline for the 
operational manual with guidelines on how to address socioeconomic costs of forced 
resettlement in the aftermath of development projects (Price 2009, p.275). Other international 
development organizations including Organization for Economic Cooperation and Development 
(OECD), Asian Development Bank (ADB), the European Bank for Reconstruction and 
Development (EBRD) and African Development Bank followed the World Bank’s lead in 
developing principles to manage displacement by standardizing resettlement practices. These 
practical needs of international development organization to systematically handle with the 
social and political costs of development-induced displacement gave rise to the initial 
development-induced displacement research. However, the non-urban geographies of 
displacement instigated the systematic negligence of urban development-induced displacement 
in forced migration studies.  
 
Urbanization is a process that is fundamentally based on regular population movements.  
Growing cities of the world are “displacement machines” because development in cities 
inherently involves reorganization of the space and redefinition of how the space is controlled 
(Vandergeest 2003, p.47). For instance, in China, rapid urban growth displaces agricultural 
communities as the cities grow at their edges (Siciliano 2012; Wu and He 2005).  Displacement 
is also a serious concern in major cities of the global North mainly due to changes in housing 
market, land use or housing policy7 (Wyly et al. 2010, p.2603). As cities grow more dense and 
economic functions of the urban land changes, communities and households are dynamically 
displaced. Residents of inner-city neighborhoods are often pressured to move within the city in 
response to economic and physical changes that alter the cost of living (Wu 2004). In the urban 
context, development may refer to several different processes, but the most prevalent 
mechanisms of “development” that leads to displacement in cities are urban renewal and 
gentrification.  
																																								 																				
7	According	to	American	Housing	Surveys	in	2003,	2005,	and	2007	about	a	1.7	million	renter	households	mention	
at	least	one	involuntary	reason	for	moving	in	the	previous	year.	These	involuntary	reasons	include	housing	costs,	
eviction,	natural	disaster,	private	landlord	displacement,	or	government	displacement.	(US	Bureau	of	the	Census	
2008)	
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Given the rapidly growing worldwide urban population, urbanization of development-
induced displacement research is indispensable. As of 2014, 54% of the world’s population lives 
in cities and the projections suggest urbanization rate will reach to 66% by 2050 (UN World 
Urbanization Prospects 2014).  Higher rates of urbanization around the world urge new 
development in cities in the form of large-scale infrastructure and housing projects.  Besides the 
frequency, the size of the project-impacted population is also greater given the higher density in 
urban settlements compared to the rural context. Development projects conducted in cities to 
catch up with the growing urban population’s needs may vary in terms of land required; from 
parcel-by-parcel developments to neighborhoods scale renewals. Higher population density in 
cities combined with the higher frequency of various kinds of urban ‘development’ projects 
necessitates a good understanding of urban-development-induced displacement.  The next 
section focuses on the urban studies’ approach to the two basic mechanisms of development-
induced displacement in cities at a global level. 
 
2.2.3 Urban Development-Induced Displacements: Urban Renewal and Gentrification  
Higher rates of urbanization around the world implies a push for new development in cities. 
Governments and urban regimes have diverse set of objectives in promoting new development in 
cities. These objectives include attracting capital investments in urban space to spur economic 
growth, and meeting the growing needs for basic urban services.  These projects vary in terms of 
the size of the land and urban space they affect; i.e. parcel-by-parcel developments, 
neighborhood scale redevelopments, and building new cities8. High population density combined 
with the frequency of these projects increase the number of people affected by this massive 
“development” in cities.  However, urban development may refer to different processes 
depending on the context. Vandergeest basically formulates development as “redefinition and 
reorganization of the space and the meaning of the space” (2003, p.47).  Based on this particular 
interpretation of “development”, this section presents the theoretical arguments and empirical 
studies on urban development-induced displacement.  
 
																																								 																				
8	The	most	striking	example	of	this	is	China,	where	the	government-driven	plans	involve	moving	250	million	rural	
residents	into	newly	constructed	towns	and	cities	over	the	next	decade	(New	York	Times	2013).	
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There are two basic processes through which development-induced displacement take 
place in urban context: (1) Urban renewal and (2) Gentrification.  Urban renewal and 
gentrification are often intertwined based on the policy objectives of the development initiative. 
For instance, state-sponsored urban renewal in the US in 1950s created the basis for private-
market gentrification that followed in the aftermath of urban renewal projects (Smith 1996, p.83-
84). Gentrification processes that attract intensified inner-city investments may also lead to 
large-scale restructuring where the potential ground rents increase (Smith 2002, p.438). These 
points illustrates that urban renewal can trigger gentrification, but also gentrification may 
provide a context for urban renewal. Traditional explanations suggest that urban renewal projects 
are often planned as large-scale development projects and these projects rely on state-
sponsorship both in terms of legislation and administration. In contrast to state-led nature of 
urban renewal, gentrification is primarily associated with private capital movements within the 
city. There are both demand-side (see Ley, 1986; 1996) and supply-side explanations for 
gentrification (see Hackworth and Smith 2001; Smith 1979).  
 
a. Urban Renewal and Displacement 
Urban renewal is an umbrella term covering a broad range of urban policy interventions. 
Together with renewal, terms such as redevelopment, regeneration, transformation, restructuring 
are used interchangeably. Urban renewal, as a term, was initially used in Europe to explain 
cities’ transformation in the post-World War II era (Smith 2002). In the United States, it was first 
used for the federal housing policy that aimed to eradicate inner-city slums between the 1950s 
and 1970s. The urban renewal agenda was introduced as a part of housing policy to respond 
inadequate housing, concentrated urban poverty, and racial segregation, but at the same time, it 
had significant displacement consequences. Urban renewal projects focused on massive public 
housing program that was tied to slum clearance (see Weiss 1985, Goetz 2003, p.31 and Hirsch 
1998, p.10). In this first wave of urban renewal program, substandard housing occupied by low-
income residents was demolished. Thus, the displacement in this first wave of urban renewal in 
the United States consisted of relocation to public housing and also relocation to other slums 
(Keating 2000). The federal government promoted eradication of racially segregated inner-city 
slums to reintegrate these places into the city. However, the post-war public housing policies are 
criticized for not addressing the unmet housing demand of the urban poor (mainly the black 
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community) but instead relocating the old slums to different parts of the cities and creating 
vertical slums in the forms of public housing projects.  
 
Changes in the federal government’s public housing policy over the decades determine 
the dynamics of urban renewal-induced displacement in the cities in the United States. Although 
often designed to function as “anti-poverty” policies, public housing policies between 1940s and 
1990s often involved demolishing low-cost housing and involuntarily relocating the urban poor 
(Teaford 2000; Gans 1962; Hartman 1964). The federal state initiated urban renewal with the 
objective of clearing the inner-city slums, poverty and racialized ghettos (Hirsch 1998, Goetz 
2003). There are follow up studies on relocated households that show an aggregate decline in the 
proportion of people living in substandard housing in the aftermath of slum clearances and 
relocations (Hartman 1964). Yet, the cost of housing considerably increased especially for low-
income residents. The large-scale removal of slums, without replacing them with adequate public 
housing units increased the demand for low-cost housing. Simultaneous increase in demand and 
decline in supply increase the price for low-cost housing. Thus, the average rent/income ratios 
also increase for a considerable proportion of relocated families (Hartman 1964, p.272). Since 
people have to spend more on housing, they have less of their income left for other needs. This 
created further impoverishment among relocated households in the aftermath the displacement 
induced by urban renewal projects. 
 
In the context of changing federal housing policy, public housing policy in the United 
States also gradually shifted from project-based to tenant-based subsidies over the decades. In 
1992, the United States Congress introduced the HOPE VI (Housing Opportunities for People 
Everywhere) program to address the distressed mass public housing projects by eliminating them 
from the housing stock. Numerous public housing projects across the country are demolished and 
replaced by privately developed mixed-income settlements (see Manzo et al. 2008). This new 
wave of ‘urban renewal’ projects involved demolition of public housing projects that were 
mostly built in the period between the 1950s and 1970s. The rationale for this policy change is to 
“deconcentrate poverty” in the cities by mobilizing the urban poor as they search for affordable 
housing (Goetz 2003, pp.4-11). Public housing projects in the form of high-rise blocks were 
replaced by privately owned mixed-income residential units. However, demolished public 
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housing units were not replaced by equal numbers of affordable units for lower income groups 
(the former residents of the public housing units) (Keating 2000). The federal government’s 
public housing policies since the 1950s (slum clearance, public housing projects, tenant-based 
subsidies, mixed-income community developments) raised questions regarding the massive 
displacement outcomes for the low-income city dwellers: “Whether the city [is] clearing the way 
for the previous residents to have a chance at a better life or merely clearing the way for a new, 
more affluent class of residents to occupy [these] prime parcels of real estate” (Goetz 2003, p.2).  
 
b. Gentrification and Displacement 
The relationship between gentrification and displacement is more direct compared to the one 
between urban renewal and displacement. Gentrification is a particular form of displacement in 
certain parts of the city, often taking place at a neighborhood level. Basically, gentrification is 
the movement of high/middle income affluent households to neighborhoods that were originally 
occupied by lower income residents. In other words, it is the process that replaces less affluent 
households with more affluent residents. This process of change in the socioeconomic 
composition of the residents in a neighborhood is also accompanied by reorganization of 
economic and social spaces. As a term, it is first used to describe the process of residential 
replacement of working class by middle-income professionals in London in the post-war era 
(Glass 1964). The more contemporary use of gentrification has been diluted with changes in 
physical environment such as revitalization, rehabilitation, and regeneration. Smith (2002) has 
criticized this trend for disguising the problems and social drawbacks of gentrification that 
mainly take place in the form of displacement. On the other hand, conventional definitions of 
gentrification consist of context-specific and temporal explanations. These explanations are 
specifically based on post-industrial structural changes that most of the cities in the “developed” 
world (i.e. the United States, the United Kingdom and Western Europe) went through (Atkinson 
et al. 2011).  
 
There is also a growing volume of urban scholarship critiquing the conventional uses of 
gentrification for over-representation of the Anglo-Saxon experience and knowledge at the cost 
of neglecting the experienced of the global South (Lees 2012, 2000; Jazeel and McFarlane 2010; 
Harris 2008).  Given the variability in terms, there is no single way to define gentrification-
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induced displacement. Ley and Teo discusses the challenges of applying the conventional 
interpretation of gentrification in the context of China (2014). They identify the discrepancy 
between the epistemology and the ontology of gentrification, and explain that gentrification 
concept even does not exist as it does in the North American terms. Gentrification is not 
perfectly transferable across different national contexts because displacement may be effective at 
different levels; it may affect households, housing units, individuals, or certain social groups on 
neighborhood basis. Displacement might be consequence of physical as well as economic 
changes	(Marcuse 1986, p.156).	Thus, displacement in the context of gentrification may differ in 
terms of scale and scope across cases and this gives way to quantitative and qualitative 
separations in related research. 
 
c. Defining urban development-induced displacement 
Urban renewal and gentrification together cover a wide-range of development-induced 
displacements in cities around the world. There are inherent differences between renewal and 
gentrification in terms of actors, policy objectives, and processes that characterize each 
mechanism. The experiences of displacees either due to urban renewal or gentrification are 
similar in both contexts at the community as well as household levels. For example, consider 
urban development-induced displacement definitions. The earliest attempt to define displacement 
in an urban context is a report sponsored by the US Department of Housing and Urban 
Development (HUD) (Grier and Grier 1978; p.8). This report suggests that displacement occurs 
when “any household is forced to move from its residence by conditions which affect the 
dwelling or its immediate surroundings, and which are beyond the household’s reasonable ability 
to control or prevent; occur despite the household’s having met all previously imposed 
conditions of occupancy and make continued occupancy by that household impossible, 
hazardous or unaffordable”.  
 
Grier and Grier’s (1978) definition helps to define certain types of “housing-related 
involuntary residential dislocation” that constitutes the core of the displacement in cities. 
However, this definition only covers incidents of direct displacement (see Marcuse 1986, p.205). 
Marcuse elaborates on the HUD’s definition to describe indirect forms of displacement in 
addition to direct displacement. In Marcuse’s formulation, there are four types of displacement, 
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two direct and two indirect. Direct forms of urban development-induced displacements are last-
resident displacement and chain displacement. Indirect forms of displacement are exclusionary 
displacement and displacement pressures. Last-resident displacement can be either physical or 
economic, referring to the displacement of the most recent occupier. Physical displacement refers 
to cases in which continued occupancy in a unit becomes physically and materially impossible, 
i.e. the landlord cuts off the utilities to force the residents out. Economic displacement refers to 
the increasing costs of occupancy and residents being priced-out from their dwellings. These 
actions may take place due to a rent increase that is beyond the financial capabilities of the 
tenant. The second type of direct displacement is Chain displacement that includes the 
experiences of previous households who ‘may have been forced to move at an earlier stage’ 
either due to physical or economic push factors. This second type of direct displacement is often 
neglected in policy evaluations and displacement measurements because it is technically hard to 
measure and take into account. Grier and Grier’s (1978) displacement definition covers only 
these two forms of direct displacement.  
 
Marcuse’s (1986) theorization of indirect displacement in cities is often neglected in 
empirical displacement research because it is hard to document and keep track of these forms of 
displacement. Exclusionary displacement addresses the reduction in housing supply that is 
accessible and affordable for a certain socioeconomic groups of the society. The idea is that 
every gentrified unit is removed from the choice set of low-income residents. This is indirect 
displacement because lower income residents’ chances of finding alternative housing in a given 
area are reduced with every additional unit that is gentrified. Marcuse (1986) identifies 
‘displacement pressures’ as the second form of indirect displacement. Displacement pressures 
involve the dispossession and deprivation that poor and less affluent households suffer during the 
transformation of the neighborhoods they live (see Slater 2009, p.303) even if they remain in the 
area. Displacement pressures include the increasing prices of basic necessities such as grocery, 
social alienation and a diminishing sense of belonging to the place as a result of the economic 
and material changes in the neighborhood. Displacement pressures often increase through time 
and potentially transforms into a form of direct displacement if no preventive action or resistance 
take place.  
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d. Quantifying the Urban Development-Induced Displacement  
Empirical measurement of displacement has been a popular research effort with inconclusive 
debates and significant disagreements. First, there is dispute on how to define displacement. 
Conceptual disagreements give raise to uses of terms such as replacement and succession instead 
of displacement (see Newman and Wyly 2006, p.25; Freeman 2005; Hamnett 2003, p.182). 
Secondly, even if there is an agreement on the definition of displacement, it is hard to distinguish 
regular population turnover in neighborhoods from involuntary migration (Atkinson 2004, p.112, 
Vidgor 2002, p.149; Atkinson 2000). To distinguish displacement from other population 
turnovers and to quantify the levels of displacement, longitudinal microlevel data is needed to 
track not only the movement of households, but also the push factors involved in the 
mobilization. Datasets of this rigor are difficult to compile; to compensate, researchers have used 
a variety of methods and datasets to quantify gentrification-induced displacement (Newman and 
Wyly 2006, p.27). Measuring displacement numerically has been more of a concern in the 
context of global North, whereas “there is not an obsessive concern with the uncertainty of 
numerical estimates” in the global South “where the scale of dispossession is undeniable”9 
(Wyly et al. 2010, p.2603). 
 
There is a debate on whether quantifying displacement is needed. Proponents of 
displacement measurements suggest that it is necessary to know the scale of displacement in 
order to decide whether a policy response is necessary or not (Hartman 1979; Sumka 1979). To 
evaluate the size of displacement, researchers came up with various measures. For instance, 
some studies model “propensities to be displaced” to estimate the likelihood of displacement for 
existing residents (Freeman and Braconi 2004, 2002; Freeman 2005; Vidgor 2002). These 
likelihood measures for displacement have some counterintuitive and controversial conclusions. 
For example, Freeman and Braconi suggest that the low-income groups are not the ones most 
susceptible to displacement. Based on this result, they conclude that displacement does not 
primarily threaten the most vulnerable residents in gentrifying communities. These studies 
provide quantitative support for the ‘overestimated’ displacement consequences of displacement. 
An immediate policy implication of this conclusion is that if gentrification is not likely to 
																																								 																				
9	According	to	COHRE	estimates	there	are	2	million	people	displaced	by	forced	evictions	across	Africa	between	
2003	and	2006,	and	3.4	million	people	displaced	in	Asia	in	the	same	time	frame.	(2006,	p.11).	
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displace the most vulnerable, then it is basically the regular population turnover that changes the 
resident composition in gentrifying neighborhoods.  
 
Based on “propensity to be displaced” measures, these studies conclude that 
gentrification-induced displacement is not happening at a level that necessitates planning 
intervention to protect the most vulnerable residents. Proponents of these findings argue that 
displacement may or may not generate costs for the socioeconomically vulnerable households but 
the benefits of gentrification (i.e. increase in investments, tax-base enhancement, socioeconomic 
integration) are beyond dispute (Freeman 2005, p.488). In other words, if displacement is the 
only downside of ‘gentrification’ and it is not happening at statistically significant levels, the 
“positive forces for local housing and neighborhood change” becomes something to celebrate 
from a developmentalist point of view (Atkinson 2000, p.107). However, these studies are 
limited in their scope and basically implying that dynamics that they cannot quantify does not 
exist; hence, planners and policy-makers do not need to allocate time and money to address the 
socioeconomic challenges of ‘neighborhood change’. The lack of quantitative evidence for 
displacement is channeled by studies that use mixed-method approaches and find evidence for 
increasing social polarization in gentrifying neighborhoods in New York City (Newman and 
Wyly 2006). Measurement efforts to quantify the scale and the scope of displacement in 
gentrification are highly inconclusive and case-dependent. 
 
Tenure structure plays an important role in identifying incidences of residential 
displacement in cities. In the case of gentrification, displacement is particularly associated with 
renters in the gentrifying areas. Either directly displaced due to rent increases of the occupied 
units, or indirectly displaced due to the reduced number of affordable units in the gentrifying 
areas; tenants are often the immediate victims of residential displacement due to gentrification. 
Associating displacement with the tenants in a gentrifying area provides a methodological 
convenience. Studies that focus on displacement measurement use ‘changes in tenure’ to 
quantify the scale of gentrification (Atkinson 2000; Sumka 1979, p.484). Increase in 
homeownership and decline in tenancy is a common measure used to identify gentrification in a 
given neighborhood. In this case, displacees are the former tenants who move elsewhere, and the 
new homeowner residents moving into the area replace them.  
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There is a tendency in the literature to consider homeownership as a protection against 
displacement (Freeman 2005, p.147; Newman and Owen 1982, p.141). However, being a 
homeowner in a gentrifying area does not rule out the displacement pressures. For instance, 
increasing tax rates, changing socioeconomic and racial composition in an area can also pressure 
homeowners out of their neighborhoods (Newman and Wyly 2006, p.49).  There are also cases 
where tenure structure is more diverse than simply two categories such as renters and 
homeowners. Diversity in tenure structure is closely related with the level and role of informality 
in urbanization. Informality as a mode of urbanization that is more common in the global South 
creates a continuum of tenure structures. When the tenure structure is complex, a ‘continuum of 
displacements’ emerges. Based on the tenure security, displacement pressures differ among the 
households even within reasonably homogenous neighborhoods. 
 
Urban studies research focuses less on the broader political and economic dynamics that 
facilitate the projects that push some communities out of their neighborhoods, homes and 
livelihoods. DeFilippis suggests that low-income people and the neighborhoods they live in 
suffer from development-induced displacement “not due to lack of capital but [because] they 
suffer from a lack of power and control over even the most basic components of life- that is, 
the places called home” (2004, p. 89; emphasis added). Residential displacement is partly a 
consequence of systematic changes in employment composition in cities (see Hamnett 2003). 
Hamnett suggests that inevitable systematic changes in the composition of the employment and 
the restructuring in cities that replaces managerial and technical professionals with working class 
residents also play a major role in disempowering people and pushing them out. In other words, 
changing livelihoods is closely related to the changes in residential patterns as it determines the 
economic and purchasing power of households. If livelihoods go away, people who depend on 
those livelihoods are also directly or indirectly forced to move away. Understanding the 
structural changes in cities is important to understand residents’ power and control over their 
living environments. 
 
An investigation of the planning environment of development-induced displacement is 
also an implicit analysis of the fundamental principles of democratic planning. How are the 
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collective interests of those affected by the proposed development project defended? What are 
the external effects of the individual and group actions? How can the information base for public 
and private decision-making be improved? How are the interests of the society’s most needy 
members are protected in the planning process of “development” projects? (see Klosterman 
1985). In each case of development-induced displacement for small or large groups of people, 
there is a tradeoff between the public benefits/costs vs. private costs/benefits.  
Formal planning authority has a controversial role in executing development program 
that involves displacement. Government sets out development policy but the implementation 
involves social and political trade-offs. For instance, large-scale development projects such as 
countrywide urban renewal initiative may be a governmental goal that has potential displacement 
consequences. However, the state is also responsible for prevention of “arbitrary treatment, 
impoverishment or denial of rights” along the implementation of development agenda (Robinson 
2003, p.27). Formal planning operates under the state authority but the state’s power to 
expropriate private property for public benefit still has to respect people’s right to housing, right 
to property and right to the city.  
Fundamentally, the underlying planning challenge in the case of development and 
displacement prospects is how the public benefit generates private costs; how private benefits 
generates public costs; how the public is defined; who gets to plan and whose interests are 
prioritized at the cost of the others. There are tradeoffs between the public and the private 
benefits; political and economic rights; state’s responsibility in protecting basic civil and human 
rights of citizens vs. responsibility to deliver economic development by creating jobs, securing 
property, enhancing access to credit, assets and capital. Exploring answers for these questions 
sheds light on broader issues on understanding “development for whom, development of what” 
while uncovering the meanings of “development” (Miraftab and Kudva 2015). 
 
2.3 Conclusion and Addressing the Research Gaps  
Governance of development policy determines how displacement is generated, how it is 
mitigated, and how it affects different groups in a society in the process of implementation. If 
outside agencies plan displacement solely based on their terms, allocate the benefits to some 
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people and then try to placate people; then planning for displacement deepens the existing 
inequalities in a society. In reaction to top-down planning for displacement, ordinary people may 
be empowered to improve the quality of their homes, livelihoods and living environments not 
only physically but also socioeconomically. This process of empowerment often relies on the 
level and capacity of communities’ self-organization and grassroots resistance to the 
exclusionary planning measures. This research is an attempt to understand when this alternative 
planning vision for displacement actually becomes possible. Is it possible for redevelopment to 
occur in the existing residents’ terms that actually benefits them based on their collective and 
private interests? If not, what are the obstacles to that occurring? Are these obstacles, in fact, 
inherent in the system thereby ensuring that “inequitable displacement” will always take place? 
Is it possible to provide higher quality physical urban environments in which residents are 
empowered to achieve their environmental, economic and social rights?   
This chapter presented the main theoretical and conceptual foundations of development-
induced displacement research. The first section considered development-induced displacement 
as a subfield in forced migration studies. Although development-induced displacement emerged 
as an area of research in the post-World War II, international policy response did not arrive until 
1990s. Detailed accounts of development-induced displacement research in forced migration 
studies provide theoretical and practical insights. However, forced migration research typically 
focuses on displacement in rural contexts to inform international development policy about how 
to mitigate the social and political costs of large-scale projects. Development-induced 
displacement in urban settings is understudied because of the political priorities and theoretical 
boundaries that shape the forced migration studies. International development organizations’ 
political priority is to minimize the local resentment towards top-down modernization programs 
they impose “underdeveloped” areas. Modernist discourse of developmentalism constitutes the 
theoretical boundaries of forced migration studies because it assumes a unique development path 
for backwards agrarian communities to transform into modern urban societies.  
In the second section, renewal and gentrification as the two major mechanisms of urban 
development-induced displacement were discussed. This section complements development-
induced displacement studies that overlook the urban setting. Given the global urbanization 
trends and problems rising around fast-pace urban growth worldwide, urban displacement calls 
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for more attention. Urban renewal and gentrification involve reorganization and redefinition of 
the meaning and control of urban space. Thus, both processes constitute especially important 
cases of development-induced displacement. The literature on displacement in cities is 
predominantly context-specific, whereas the research efforts focus on refining definitions and 
displacement measurement in the aftermath of involuntary relocations. Studying urban renewal 
and gentrification as distinct but related cases of urban development-induced displacement helps 
to move from context-specific accounts of displaced communities to a theory of development-
induced displacement in urban setting.  
The last section lays out the three categories of possible planning responses to 
displacement. Planning for displacement is basically about efforts to improve resettlement 
schemes. The main objective of planning for displacement is to instrumentalize and even 
promote displacement as an opportunity to provide higher standards to the uprooted 
communities. This planning response also relies on the assumption that particular development 
project are inevitable for improving the social and economic standards of a society. Thus, 
planning for displacement often takes the development project that triggers displacement as 
given and does not deal with assuring legitimacy of displacement. The basic objective of 
planning for displacement is to mitigate the negative consequences of relocation and 
resettlement. Planning against displacement mainly consists of public efforts in the form of 
social resistance and reaction to dislocation. Basic objective of planning against displacement is 
to stay put. But potential outcomes and achievements of planning against displacement are not 
necessarily limited to terminating the proposed development that generates displacement. 
Incremental changes and improvements of the resettlement plans are also common planning 
outcomes when communities successfully resist and challenge displacement. And finally, Not 
planning, involves taking no planning action, neither for nor against displacement. This third 
option is based on the political or systematic negligence on the non-economic costs and 
consequences of development and basic rights of affected communities. Not planning involves 
inaction yet it has solid planning outcomes that leave the communities in precarity and creates 
protracting development challenges. Not planning to address the socioeconomic costs of 
displacement has the potential to aggravate the impoverishment risks faced by the uprooted 
communities.  
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Existing research on urban development-induced displacement does not scrutinize the 
relationship between the planning processes and the actual projects that displace communities. 
There are many studies on post-displacement situations both in forced migration and urban 
studies. Little is known about the circumstances prior to displacement and the impacts of these 
circumstances’ in generating the planning response to displacement. In this research, an extreme 
case of a national urban renewal program is chosen. It is an extreme case regarding the state’s 
ambition in terms of the scope of the renewal policy and the scale of the renewal goals under a 
complex legislation. The program focused on the demolition and reconstruction of almost one-
third of the existing national housing stock in about twenty-yearsii. Despite the audacity of this 
development program that affects cities across the country, there is no particular 
resettlement/relocation component of the urban renewal legislation. In this research, my 
objective is to explain how such a bold national urban renewal program can be carried out 
without a formal resettlement plan to mitigate the negative consequences of displacement. The 
bigger policy puzzle this research addresses is whether development can take place without 
displacement. This is accomplished by exploring how urban development programs with clear 
displacement consequences progress in different city contexts without having a clear relocation 
scheme. Studying the implementation of a national urban renewal program across different cities 
and different neighborhoods in these cities provides a meaningful variation among actual 
projects developed under the same program.  
 
The analysis is built on theoretical foundations of both the research on development-
induced displacement within forced migration studies and urban development-induced 
displacement within urban studies and planning. Regarding the planning implications, a merger 
between these two lines of research improves the knowledge on common challenges of 
population displacements that destabilize often well-established communities. Research 
conducted in the field of forced migration focuses on the development-induced displacement as 
an exclusively rural-based phenomenon. This conceptual concentration implicitly limits the 
focus of displacement studies to the “underdeveloped” communities living in their “traditional” 
enclaves. By looking at the planning environment of urban development-induced displacement in 
a ‘developing’ country, this study challenges these conceptualizations of developed vs 
underdeveloped communities. This dissertation also draws parallels between the past and the 
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present cycles of displacement by exploring the planning environments within which individual 
urban renewal projects have been developed across different cities. The similarities and 
differences among cases highlight the opportunities as well as bottlenecks for urban development 
that does not displace masses. The variation among the cases at multiple dimensions is used to 
survey the role of local conditions and the agency that communities have in the process of 
planning process for and/or against displacement even when the formal planning authorities are 
negligent on the displacement prospects. 
The next chapter provides a detailed description of the research methodology. It first 
presents the research questions; then explains the research design, case selection strategy in 
detail. The chapter also explains how the case study data is analyzed and what validity measures 
are taken in the process.    
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Chapter 3: Research Design and Methodology 
3.1 Introduction 
This dissertation used case study methodology to analyze the contemporary planning 
environment and dynamics that determine the rise of development-induced displacement in real 
life context.  Case study methodology’s advantage is to cover both the context and the 
phenomenon of the research interest (Yin 2014).  However, this approach also creates problems 
in data analysis mainly because there are more variables of interest than the observations, namely 
the cases.  This is the basis of a common methodological challenge for the case study research 
that can jeopardize the robustness of study findings.  In the present case, the heterogeneity 
among the cases and the number of cases studied mitigate the risks of sacrificing robustness and 
efficacy of case study method. It is achieved by adopting an embedded multiple-case research 
design.  Within each case study city, there are multiple neighborhoods that are designated as 
renewal areas.  This variation among project sites both at city and neighborhood levels enriches 
the context of urban renewal program as well as the phenomenon of residential displacement.  
The study adopts a two-stage data analysis strategy. The first stage analysis consists of a 
within-case analysis that is conducted for each of the three cities separately.  Within-case 
analysis helps to disentangle the power dynamics that build up the displacement pressures in 
designated renewal areas.  The second stage of the data analysis is a cross-case analysis to 
identify the common and dissimilar patterns in how governance of development policy affects 
displacement prospects and communities’ reaction before the urban renewal projects.  The final 
results of the study are based on a joint evaluation of the findings from the within-case and the 
cross-case analyses. This chapter first presents the research questions. Along with the central 
research questions, there are three sets of sub-questions to elaborate on the main question of this 
exploratory case study.  Next, the research design is presented together with a detailed account of 
the case selection strategy.  Thereafter, the chapter describes the data collection procedures: 
participant observation, interviews, documentation, and direct observation in designated renewal 
areas.  Finally, this chapter explains the data analysis strategy and the chapter concludes with a 
discussion of measures that have been taken to insure the validity of the study and the findings.  
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3.2 Research Questions 
Governments initiate urban renewal to promote various ostensibly positive objectives, but these 
projects also usually displace existing residents.  Is it possible for redevelopment to occur in such 
a way that existing residents benefit from the outcomes? If not, what are the obstacles to that 
occurring?  In order to answer these central questions, three sets of sub-questions guide the data 
collection and analysis. The first set of sub-questions is to describe actors and their main 
objectives regarding the urban renewal program: 
Question 1.a) Who are the main actors involved in urban renewal program at the local level?  
Question 1.b) What are these actors’ urban renewal objectives? 
Describing the individual and institutional actors involved in urban renewal together with their 
objectives unfolds the planning environment of urban renewal program at the local level.  The 
next set of sub-questions focuses on the implementation of the renewal program that is relevant 
to residential displacement prospects:  
Question 2.a) What are the common characteristics of the designated urban renewal areas?  
Question 2.b) What choices do the designated renewal area residents currently living there have 
with respect to the urban renewal implementation?  
Finally, the burdens and opportunities that the urban renewal creates for existing residents are 
presented in an attempt to identify how displacement prospects are constructed along with the 
renewal program.  This question is also adopted to identify the variations among designated 
renewal area residents that may translate into different experiences under the same urban renewal 
program: 
Question 3.a) How is the urban renewal planning process burdening or benefiting different 
groups of residents living in designated renewal areas?   
These three categories of sub-questions lay out the objectives implementation and the impacts 
separately.  Initially, each of these questions is addressed separately on a case-by-case basis.  
Then, based on the within-case results, patterns and trends that stand out for all three cities are 
identified.  This study is to start thinking about how it is possible to mitigate the risks of 
displacement for the existing residents. In order to move in that direction, this study starts from 
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unraveling local dynamics that play a role in generating an alternative planning vision to mitigate 
displacement. Exploring the diversity among the local contexts of the nationwide urban renewal 
program helps to identify options that address local concerns, accommodate local needs yet 
improve the built environment quality.  
 
3.3 Research Design 
This study of urban development-induced displacement focuses on Turkey’s state-led urban 
renewal program that covers multiple cities and multiple neighborhoods within each city.  This 
ambitious urban renewal program is based on two separate urban renewal acts.  The cases I study 
in this research are three cities from Turkey going through urban renewal; Adana, Bursa, and 
Izmir.  In each of these three cities, I concentrate on multiple designated urban renewal areas, 
each located in different neighborhoods within the administrative boundaries of one central 
district.  I conduct an embedded multiple-case study.  The main advantage of using multiple-case 
study is that it allows for a replication design (Yin 2014, p.57). Replications might attempt to 
duplicate exact same conditions or alter some conditions to enhance the robustness of the study 
outcomes.  Embedded multiple-case design allows for two levels of replication. The first level of 
replication is called “literal replication”.  This basically involves working on cases that 
potentially will predict similar results.  Literal replication helps to generate more robust results 
because of the abundance of data collected from different cases.  The second level of replication 
is called “theoretical replication” that is expected to predict contrasting results based on variation 
among cases.  The following table summarizes this study’s research design.  I use literal 
replication among the designated renewal areas within each city.  In my research design, there 
are two levels of theoretical replications.  The first level of theoretical replication is based on the 
two urban renewal legislations while the second level of theoretical replication is based on the 
three cities, which have different macroeconomic contexts.  
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Figure 3.1 Case study research design 
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The logic underlying these replication procedures reflects the main empirical and 
theoretical interests of this study.  I consider the initial proposition that the spatial choices of 
designated renewal areas under the Renewal Act I10 are motivated by potential economic returns, 
whereas the spatial choices of designated renewal areas under the Renewal Act II11 are based on 
seismic risk profiles at the local level.  My initial assumption is that designated renewal areas 
under each renewal act differ from each other, because otherwise enactment of a second renewal 
act will be redundant from a legal point of view.  I expect to see variation among mechanisms 
through which urban renewal is burdening or benefiting the existing residents as well as the 
choices available to the residents in the presence of urban renewal program.  Also, the two 
																																								 																				
10	Act	No.	5393/Article	73	was	enacted	in	2005	as	a	part	of	a	comprehensive	legislation	on	municipal	
administration.	The	legislation	presents	the	objectives	of	urban	renewal	in	a	broad	framework:	revitalization,	
cultural	and	historic	preservation,	rehabilitation,	renewal	of	decaying	built	environment,	etc.	(Turkish	Republic	
Official	Gazette	2005). 
 
11	Act	No.	6306	is	a	more	recent	urban	renewal	legislation	enacted	in	2012.	It	is	a	comprehensive	legal	code	on	its	
own	and	solely	lays	out	details	for	the	implementation	of	a	redevelopment program	for	the	“transformation	of	
areas	under	disaster	risk”	(Turkish	Republic	Official	Gazette	2012).	
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renewal acts differ in terms of how the decision-making authority is allocated between the two 
levels local government; District Municipality and Metropolitan Municipality, and the central 
government bodies.  The second level of theoretical replication is based on different cities.  All 
three cases are second tier cities but they have different political and economic contexts.  This 
second level of theoretical replication aims to account for the variances among local political 
economies that accompany the urban renewal agendas.  Finally, the literal replication is based on 
designated renewal areas within each city.  I expect to see similar results among designated 
renewal areas within each case study city and I explored multiple designated renewal areas in 
each district to enrich my dataset for the analysis and exploration of the same phenomenon.  
 
3.4 Case Selection Strategy 
Case selection strategy is based on the underlying urban renewal legislative frameworks 
generated by the two separate renewal acts.  Since May 2012, two legislations provide alternative 
legislative and contextual frameworks for urban renewal implementation in Turkey.  I initially 
document the Council of Ministers’ decisions in the first two-years of which two acts were 
simultaneously implemented.  Over the period of May 2012 to April 2014, the cabinet approved 
138 decisions designating neighborhoods as urban renewal sites across the country.  Thirty-five 
of these decisions designate renewal sites under the Renewal Act I and the remaining 103 
decisions are based on the Renewal Act II.  The decisions designating renewal areas under the 
Renewal Act I are dispersed across 17 provinces and the decisions designating renewal areas 
under the Renewal Act II cover a total of 36 provinces.  There are 10 provinces12 in which there 
are designated renewal sites under each renewal act.   
I narrow down the cases of interest for in-depth inquiry by relying on the fact that the 
authority for conducting urban renewal project at neighborhood scale is divided between 
metropolitan municipality and district municipality.  According to Renewal Act I, metropolitan 
municipalities are in charge of conducting urban renewal within their jurisdictions. However, 
metropolitan municipalities also have the option to authorize district municipalities to conduct 
urban renewal.  Whereas, according to Renewal Act II, the central government has the option to 
authorize metropolitan municipalities, district municipalities or neither. When I compare the 
																																								 																				
12	Adana,	Ankara,	Bursa,	Gaziantep,	Izmir,	Kahramanmaras,	Kocaeli,	Samsun,	Trabzon,	Karaman. 
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implication of these two acts, I look at where these two renewal acts intersect at the district level, 
enabling the tracking of both municipal governments’ roles in urban renewal. When I looked at 
the overlap between the two renewal acts at district level, I reduce the number of potential cases 
to six districts across the country; the details are presented in table 3.2.  
Table 3.2 also provides a summary of the variables I take into account for my case 
selection strategy. Across Turkey, there are six districts in which two renewal acts are 
implemented simultaneously: Seyhan, Osmangazi, Sahinbey, Karsiyaka, Karabaglar, Korfez. I 
select three districts (Seyhan, Osmangazi and Karabaglar) out of these six districts mainly based 
on one similarity in terms of city size based on city population.  Adana, Bursa, and Izmir are all 
considered as second-tier cities in Turkey following Istanbul and Ankara.  City size in terms of 
population puts these three districts into same category. All three have attracted migrants from 
cities around them over decades mainly due to relatively higher concentration of economic 
activities.  Migration and regional economic role generated similar processes of urban 
configurations.  This correspondence is important for the power of literal replication among the 
cases under consideration.  I assume that urban renewal program is beyond party politics and 
variation in parties in office does not have an impact on implementation.13  Among the five cities 
considered for in-depth case study, only in Adana the district municipality and the metropolitan 
municipality are affiliated with different political parties.  In Izmir, there are two districts of 
interest (Karsiyaka and Karabaglar) where both district and metropolitan municipalities are 
affiliated with the main opposition party (CHP).  The remaining three cities are all under the 
AKP rule at both metropolitan and district municipal levels.  
 
 
 
 
																																								 																				
13	AKP	(Justice	and	Development	Party)	is	the	right-wing	ruling	party	in	the	central	government	coming	from	the	
tradition	of	political	Islam	with	countrywide	popular	support.	CHP	(Republican	People’s	Party,	a	central-right	
leaning	social	democratic	party)	and	the	MHP	(Nationalist	Movement	Party,	nationalist	conservative	party)	are	the	
two	main	opposition	parties	represented	in	the	parliament.	
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Table 3.1. Districts where two renewal acts are implemented simultaneously: All districts considered for in-depth 
case study, *Population in parenthesis. 
Provinces in the 
intersection of 
Act I and Act II* 
District*  
Neighborhoods 
Designated as 
Renewal sites 
under Act I  
Neighborhoods 
Designated as 
Renewal sites under 
Act II 
Political 
Party in the 
Office/ 
District 
Municipality 
Political 
Party in the 
Office/ 
Metropolitan 
Municipality  
Adana 
(2,165,595) 
Seyhan 
(779,232) Barbaros, Bey 
Fatih, 2000 Evler, 
Ismet Pasa CHP  MHP  
Bursa 
(2,787,539) 
Osmangazi 
(813,262)  
Akpinar (1050 
Konutlar 
bolgesi) 
Soganli, Demirkapi, 
Alemdar, Gaziakdemir  AKP AKP  
Gaziantep 
(1,889,466) 
Sahinbey 
(845,528) 
Tepebasi, 
Kozanli 
Kurtulus, Sacakli, 
Oguzlar, Senyurt, 
Ismetpasa, Aydinbaba, 
Gundogdu, 
Sultanselim, Yavuzlar, 
Alibaba, kilincoglu, 
Delbes, Daracik, 
Ulucanlar, Onaldi 
AKP AKP 
Izmir 
(4,113,072) 
Karsiyaka 
(325,717) Ornekkoy Cumhuriyet CHP  CHP  
Izmir 
(4,113,072) 
Karabaglar 
(473,741) 
Uzundere, 
Cennetcesme 
15-neighborhoods, 
Osman Aksuner, Asik 
Veysel, Aydin,  
CHP  CHP  
Kocaeli 
(1,722,795) 
Korfez 
(146,210) 
Yavuz sultan 
selim Barbaros AKP  AKP 
 
3.5 Data Collection 
I collect the data for this study during two phases of fieldwork in Turkey. The first phase 
comprises three months of participant observation from June 2013 to August 2013. I worked in a 
private company specialized in urban renewal consultancy as a part of an urban renewal project 
development team.  The second phase of my fieldwork entails six field trips to the three cities 
following the embedded multiple-case research design. Overall, my case study data involves 
documentation, interviews, participant observation and direct observation.  
3.5.1 Participant Observation 
In Turkey, private firms provide most of the planning services for urban renewal 
implementations, including master planning, urban design and feasibility studies.  Most of the 
municipalities consult these private contractors to generate their urban renewal plans. 
Municipalities provide data on physical and social characteristics of renewal areas within their 
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administrative boundaries.  Based on their expectations from redevelopment, contractors develop 
the renewal plans.  Private contractors provide a broad range of services including physical 
planning, architectural designs and pursuing reconciliation talks with property owners in renewal 
areas.  In the first part of my fieldwork in Turkey, I worked in one of these private companies 
specializing in urban renewal project development. I informed the managers about my research 
project and was assured that there was no overlap between my case studies and their business 
operations regarding the urban renewal projects. There is no issue of conflicting interests. 
The company I worked at is based in Ankara (the capital city).  Their operations cover a 
wide range of cities across the country.  The company’s clients are district and metropolitan 
municipalities.  I spent 55 working days in the field starting from June 17, 2013 to August 30, 
2013.  My appointment was a temporary arrangement and my main assignments consisted of 
brief research reports based on a range of issues related to socioeconomic aspects of urban 
renewal for the company’s internal use.  During my time at the company, I functioned as backup 
personnel.  Depending on the workload, I also joined some of the project teams to meet critical 
deadlines negotiated and contracted with the clients. 
The evidence I collected through participant observation guided my research design and 
helped me to tailor my research questions.  I become familiar with the organizational and 
institutional structures involved in the urban renewal planning processes and I acquired 
knowledge on how urban renewal projects are planned and designed based on the demand 
coming from the municipalities and the service supplied by the private developers.  By attending 
meetings with clients (and potential clients) of the company, I collected information about the 
involved parties’ stated goals and objectives in implementation of urban redevelopment projects.  
Data collected in this stage of fieldwork consists of documentation and field notes. 
Documentary evidence is mainly planning documents about the urban redevelopment projects 
the company designed.  There are protocols made between the company and the municipalities 
with whom they have been working.  These protocols are generic, meaning that even though they 
are prepared for various other operations, they still explain the fundamental elements of urban 
renewal project development.  There are also presentations and brief reports prepared by the 
company on the developed renewal plans, survey data on the neighborhoods going under urban 
renewal process in other cities.  In addition to the documentary evidence, I have my personal 
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field notes, kept in journal format with relevant details on the agents, context and content of the 
incidents providing information on dynamics that shape the urban renewal planning process in 
Turkey. 
3.5.2 Documentation  
Documentary evidence is a rich data source for this research. But at the same time, the 
abundance of written records and documents complicates the stages of data collection, analysis 
and verification.  I systematically categorize documentary evidence to minimize potential biases 
of reporting and selectivity (Yin 2014, p. 106).  I collect four main categories of documentary 
data for this research.  First, I search the Turkish Republic Official Gazette (Official Gazette in 
the remainder of this chapter) records to identify designated urban renewal areas.  Secondly, I 
gather Urban Renewal Acts, which determine the legal and administrative framework for 
implementation.  Thirdly, I compile Planning Documents prepared by district and metropolitan 
municipalities and fourthly, I collect local media news articles on urban renewal agendas in 
selected three cities.  The Official Gazette and the texts of two renewal acts provide the basis of 
my research design; namely the case selection and theoretical replication among selected cases.  
Table 3.2. Categories of Documentary Evidence 
 
a. Official Gazette Records 
I primarily use the Official Gazette records to keep an account of the designated urban renewal 
areas.  I conduct a web-based search on the past issues of the Official Gazette to compile all the 
Source	 Category	
Official	Gazette	 Volumes	Published	between	May	2012-	April	2014	
	
Legislative	Acts	 Act	No.	5393	(amended	with	
Act	No.	5998)	
Act	No.	6306	(amended	with	
the	Constitutional	Court	
decision	and	three	by-laws)	
Planning	Documents	 Strategic	Plans	and	Urban	Renewal	Master	Plans	prepared	by	
District	and	Metropolitan	Municipalities	
News	Articles		 Local	media	sources	from	each	case	study	area	
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urban renewal sites across the country.  I limit my search to May 16, 2012- April 17, 2014.  This 
is the time period between the enactment of the Renewal Act II and the beginning of second 
phase of my fieldwork for this research.  During this period, the two urban renewal acts 
coexisted and provided two alternative legislative frameworks for urban renewal implementation 
across the country.  I conduct a conceptual analysis of the Council of Ministers’ decisions 
published in the Official Gazette to account the areas designated as urban renewal sites and 
group them according to the law under which the renewal is to be implemented.   
b. Urban Renewal Legislation Documents 
The second source of documentary evidence consists of the relevant articles of legislation 
providing the legal framework for urban renewal implementation.  The analysis of the legislative 
framework provides the basis of the theoretical replication.  Although there are mainly two 
renewal acts directing the urban renewal implementation, there is a series of amendments to each 
of these Acts.  I collect the texts of these legislations and conduct a relational content analysis on 
these legislative documents.  The goal of this analysis is to understand how the law directly or 
indirectly formulates the displacement component of urban renewal.  I conduct my analysis in 
light of the following questions.  How does legislation envision renewal physically and socially? 
How does the rationale behind the urban renewal policy change? What does legislation offer in 
terms of compensation, relocation and security of tenure?  
Table 3.3. Legislation Regulating Urban Renewal Planning and Implementation 
Legislation	 Approval	Date	 Official	Gazette	Volume	
Act	No.	5393/	Article	73	(Renewal	Act	I)	 7/3/2005	 25874	
Act	No.	5998	 6/17/2010	 27621	
Act	No.	6306	(Renewal	Act	II)	 5/16/2012	 28309	
By-Law	1/	Act	No.6306	 12/15/2012	 28498	
By-Law	2/	Act	No.6306	 7/2/2013	 28695	
Constitutional	Court	Decision	 3/1/2014	 28928	
By-Law	3/	Act	No.6306	 7/25/2014	 29071	
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Table 3.4 summarizes the legislative documents analyzed in this research.  The 
legislations of interest consist of three independent acts passed by the parliament in the course of 
a decade.  Initially, in 2005 Act No. 5393 is enacted as a comprehensive law regulating and 
reforming the municipal organization, governance and responsibilities.  Urban renewal is the 
subject of a very short article (Article 73) in this comprehensive municipal law; this short piece 
of legislation is revised by the Act No. 5998 in 2010.  The revisions provide more details on 
some of the issues already included in the initial version of the renewal act, but, at the same time, 
the amendment imposed certain14 fundamental changes regarding the authorized government 
body for pursuing urban renewal agendas.  The remaining four documents are amendments to the 
Renewal Act II. There are three by-laws that specify the procedure for the Renewal Act II’s 
implementation and each succeeding by-law corrects/revisits the previous one. And finally, the 
constitutional court decision is based upon an appeal by a group of members of Parliament 
(MPs) from the main opposition party.  
c. Planning Documents 
To understand the basic goals and broader objectives of the municipalities in urban renewal 
implementation, I collect planning documents relevant to urban redevelopment agenda.  For each 
metropolitan and district municipality, I explore their representations of urban renewal agendas 
by looking at their strategic plans.  According to the municipal government act (Act No. 5393), 
every municipality with a population over 50,000 has to have a strategic plan for each 4-years 
period.  These plans cover numerous issues regarding the municipality’s operations.  I 
specifically look at how they present their urban renewal plans and projects.  I give priority to the 
most recent strategic plan for the 2015-2019 periods but if available, I include the strategic plans 
of the previous period as a part of my documentary evidence.  
Some of the municipal governments pursue their urban renewal programs based on urban 
renewal master plans. Among the municipalities studied in this research, there is only one 
																																								 																				
14	Initially,	the	district	municipalities	were	authorized	to	conduct	urban	renewal	in	their	administrative	boundaries.	
But	 the	 amendment	 empowers	 the	 metropolitan	 municipality	 to	 decide	 whether	 to	 authorize	 district	
municipalities	or	not.	Also	 initially,	 the	municipal	 council	was	authorized	 to	announce	urban	 renewal	 areas.	But	
with	 the	 amendment,	 municipal	 council’s	 decision	 needs	 central	 government’s	 approval	 (council	 of	 ministers).	
Thus,	 the	 municipal	 councils’	 decision	 is	 necessary	 but	 not	 sufficient	 after	 the	 amendment	 in	 2010	 for	 urban	
renewal.	 The	 local	 government’s	 renewal	 decision	 needs	 the	 central	 government’s	 approval	 prior	 to	
implementation.	
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completed urban renewal master plan prepared by Osmangazi District Municipality in Bursa. 
However, the other districts reveal their “ongoing efforts” for a master plan for urban renewal15. 
Table 3.4. Planning Documents 
Organization	 Document	Type	 Period	
Adana	Metropolitan	Municipality			 Strategic	Plan	 2010-2014	
Adana	Metropolitan	Municipality		 Strategic	Plan		 2015-2019	
Seyhan	District	Municipality	 Strategic	Plan		 2011-2014	
Bursa	Metropolitan	Municipality	 Strategic	Plan	 2010-2014	
Osmangazi	District	Municipality	 Strategic	Plan	 2015-2019	
Osmangazi	District	Municipality	 Urban	Renewal	Master	Plan	 2012	
Izmir	Metropolitan	Municipality		 Strategic	Plan	 2010-2017	
Izmir	Metropolitan	Municipality		 Strategic	Plan	 2015-2019	
Karabaglar	District	Municipality	 Strategic	Plan	 2010-2014	
Karabaglar	District	Municipality	 Strategic	Plan	 2015-2019	
 
d. News Articles from Local Newspapers 
News coverage of the urban renewal process provides a rich resource for corroboration of other 
sources of evidence.  For each case, I collect local news clippings published on the development, 
progression, discussions and the planning process of urban renewal in the cities of interest.  I 
limit my World Wide Web based search to the period of May 2012 - August 2014, which is the 
time between enactment of the second urban renewal law and the completion of the second phase 
of my fieldwork for this research.  I conduct my search based on the average daily circulation 
figures of local newspapers.  I gather the Press Publicity Association’s local newspapers daily 
circulation data for the given fourteen-month’s period to determine the most influential local 
newspapers in each province.  
																																								 																				
15	Urban	renewal	master	plans	of	other	districts	will	be	added	to	the	documents	studied	as	a	part	of	this	research	
project	if	they	are	shared	with	the	public	before	the	completion	of	analysis.		
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Besides the daily circulation figures, I take the quality of these newspapers’ online 
archives into account.  As the sources of news articles data, I select the newspaper with the next 
highest circulation conditional on the sufficiency of their online archival records. This systematic 
approach insures that the documentary evidence from the local media is collected based on a 
consistent rule for each district covered in this research. Table 3.6 summarizes the information 
on the data from the local media coverage.  
Table 3.5. Documentary Evidence from Local Media Coverage  
Province	 Newspaper	 Average	Daily	Circulation	
(May	2012-August	2014)	
#	Articles	
Adana	 Ekspres	 1,016	 60	
		 Ilkhaber	 805	 58	
Bursa	 Bursa	Hakimiyet	 3,353	 47	
		 Bursa	Haber	 1,752	 66	
Izmir	 Yeni	Asir	 26,282	 197	
		 Haber	Ekspres	 3121	 62	
 
3.5.3 Face-to-face and Phone Interviews 
As a part of the second stage of my fieldwork, I conduct semi-structured in-depth interviews with 
four categories of individuals: (1) appointed local government officials, (2) elected local 
representatives (Mukhtars), (3) neighborhood community organizations functioning as local civil 
society representatives, and (4) members of professional chambers (urban planners and/or civil 
engineers).  There are two main categories of appointed local government officials: those 
working for district municipalities and those working for metropolitan municipalities.  Elected 
local representatives are mukhtars, head of a neighborhood within a town or a city.  I interviewed 
members of neighborhood associations if there is any neighborhood community group organized 
around the cause of urban renewal.  Table 3.7 provides a summary of the interview data collected 
for this research.  
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Table 3.6. Interviews conducted categorized according to the respondents’ role 
	 	 Adana	 Bursa	 Izmir	 Total	
District	Municipality	Officials	 	 3	 2	 1	 6	
Metropolitan	Municipality	Officials	 	 2	 3	 1	 6	
Elected	Local	Representatives	(Mukhtars)	 	 5	 4	 5	 14	
Members	of	Neighborhood	Associations			 	 NA	 2	 5	 7	
Professional	Groups'	Members	 	 3	 3	 NA	 6	
Total	 	 13	 14	 12	 39	
 
The number of neighborhood organizations is increasing on a regular basis as the urban 
renewal progress in each city.  During my fieldwork, there were only two neighborhood 
associations founded to voice existing residents’ collective interests before the urban renewal 
program.  Although I did not have a chance to conduct face-to-face interviews with the 
representatives of the neighborhood associations formed after my fieldwork, I keep an account of 
their activities and declarations both from the media and their social media accounts.  
The purpose of these in-depth interviews with government officials is to collect 
information about the incentives, objectives and perceptions of these agents taking part in 
different levels of local governance.  The interview questions are designed specifically to 
investigate whether displacement is a part of their developmental concerns; an acknowledged 
risk of urban renewal or not.  Yet, I avoid directly asking what they think about the displacement 
prospects of the projected urban redevelopment.  Instead, the interview questions mainly inquire 
how the involved parties envision the neighborhood in the process of redevelopment and in the 
aftermath of redevelopment.  
I prepare my interview instrument mainly to gather information on why these local 
governance structures do what they are doing, what they think they are doing and what they are 
actually doing in terms of urban renewal.  I do not limit the interviewees to a certain level of 
officials but instead I interviewed a range of officials involved in planning and implementation 
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process of urban renewal.  The interviewees range from individuals playing volunteering, 
managerial or administrative roles to technical staffs who actually implement the plans. 
 
3.5.4 On-Site Observation 
As a part of my fieldwork, I paid multiple visits to the designated renewal neighborhoods.  I 
particularly concentrated on the current conditions of built environment in those neighborhoods, 
the accessibility of each designated renewal area, and the integration of these neighborhoods 
with their immediate surroundings and the rest of the city.  These observations rely on qualitative 
indicators and a checklist guides my data collection strategy for direct observation.  As a 
detached observer, I first focused on the conditions of buildings’ exteriors, i.e. whether there are 
cracks on the walls or the housing units have unpainted exterior walls. I use these as a proxy for 
how well the housing and property is kept up.  Secondly, I recorded my observations about 
neighborhood accessibility.  My measures for accessibility include the means of public transport 
and the time it takes to reach these neighborhoods with or without the public transport.  I also 
evaluated the walkability of the neighborhoods based on the availability of pedestrian 
infrastructure and safety.  Thirdly, I looked at whether designated renewal areas significantly 
differ from their immediate surroundings based on any of the first two sets of measures or not.  I 
recorded my observations about continuity and breaks between the designated renewal areas and 
their immediate surroundings.  If designated renewal area is meaningfully ‘different’ from its 
surrounding I classify as ‘segregated’ area and if not I record as unified neighborhood. In order 
to avoid subjective assertions on each neighborhood, I collected visual images in each 
neighborhood.  I combine these images with my personal experience of arriving each 
neighborhood to collect data.  
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Table 3.7. Checklist for direct observation 
Built environment condition in designated renewal area 
 Rare Occasional  Common 
Cracks on exterior walls    
Unpainted walls    
Sidewalks     
Parks and open space    
 
Neighborhood Accessibility 
 Poor Fair  Good 
Access to public 
transportation 
   
Walkability    
Proximity to major roads    
Proximity to city center    
 
Segregated or Unified 
 Segregated Somehow Unified  Unified 
Physically (Based on the built 
environment) 
   
Socially (Based on the 
composition of residents) 
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3.6 Data Analysis  
"One cannot ordinarily follow how a researcher got from 3600 pages of field notes to the 
final conclusions, sprinkled with vivid quotes though they may be."  
(Miles and Huberman 1984, p.16) 
 
“If selecting your case(s) to be studied is the most critical step in doing case study 
research, analyzing your case study data is probably the most troublesome.” 
(Yin 2012, p.15) 
 
There is no generally accepted method to follow for analyzing case study data; however, it is 
crucial to have a clear strategy for analyzing large amounts of qualitative data (Yin 2014).  
Qualitative analysis is a non-linear and recursive process (Yin 2014), and often requires going 
back to the data and analyzing it again.  In my multiple-case study research, there are two 
fundamental stages of data analysis.  First I conduct a within-case analysis to gain familiarity 
with my data and also generate preliminary results for each case.  Thereafter, I conduct a cross-
case pattern search.  The cross-case pattern search is to look beyond preliminary results of each 
case and finally come up with broader conclusions and answers for the central research questions 
(Eisenhardt 1989).  
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3.6.1 Analyzing Within-Case Data 
My strategy for analyzing within-case data is twofold.  First I develop a description for each 
case.  The descriptive framework for each case is based on the first and the second set of sub-
questions about the actors involved in urban renewal, their objectives of renewal and the 
implementation of the renewal program.  After the first stage of within-case analysis by 
describing each case, I move to the third set of sub-question that is based on a theoretical 
proposition.  Based on the theories of forced migration and urban redevelopment, I propose that 
urban renewal program is burdening existing residents (Yin 2014, pp. 136-139).  Pattern-
matching is basically comparing an empirically based pattern (the one that arises from the data) 
with a predicted one (the one that is based on existing theories).  The purpose of the pattern-
matching is “building explanations on whether and why the patterns are matched or not” 
(Almutairi 2014).  
I codify my data to arrange the information in a systematic order and organize answers 
around each sub-question.  For each within-case analysis, I code my data through two cycles (see 
Data	Analysis
Level	1.	Within-Case	
Analysis
Strategy	1.	Developing	a	
case	desription:	Based	on	
Actors,	Objectives	and	
Implementation	 Choices
First	Cycle	of	Coding:	
Descriptive	Coding
Strategy	2.	Relying	on	a	
theoretical	propisition:	
"Urban	renewal	is	
burdening	existing	
residents	in	designated	
renewal	areas"	
Second	Cycle	of	Coding:	
Pattern	Coding
Level	2.	Cross-Case	
Analysis Pattern-Matching
Within-group	similarities
Intergroup	differences
Figure 3.2. Summary of Data Analysis Strategy  
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Saldana 2009).  There is an agreement among researchers conducting the qualitative study on the 
idea that there is no clear-cut answer on which coding method(s) to be used in qualitative 
research (Saldana 2009):  “Because each qualitative study is unique, the analytical approach used 
will be unique” (Patton 2002, p.433).  I follow Saldana’s formulation of coding methods for the 
first and the second cycle coding. 
In the first coding cycle, I use “descriptive coding” method.  Descriptive coding is to 
summarize data in a word or short phrase to come up with the basic topics; the procedure also 
helps to develop a basic vocabulary of data for further analytic work (Turner 1994, p.1999) and 
categorized inventory and summary of the data (Saldana 2009, p.72).  Descriptive coding works 
specifically well for addressing the first and the second set of research questions on the actors, 
objectives and the implementation.  I use subcodes to generate a more detailed description of 
actors, objectives and the implementation.  Descriptive coding also fits well with my primary 
analytic strategy to describe each case before moving on to the pattern-matching between the 
theoretical proposition and the empirical data.  
In the second coding cycle of each within-case analysis, I use “pattern coding” to identify 
emergent themes and explanations.  Miles and Huberman suggest that “pattern-coding is a way 
of grouping those summaries into a smaller number of sets, themes or constructs” (1994). I 
review the first cycle codes generated through descriptive coding, asses commonalities between 
these codes and assign a “pattern code.”  Hence, the main purpose of pattern codes is to describe 
a major theme and a pattern of action from the data.  Within each case, I use the descriptive 
codes from the first cycle of coding to identify “patterns” of how urban renewal is burdening 
existing residents.  Identification of pattern codes completes the second cycle of coding for each 
within-case analysis.   
3.6.2 Cross-Case Pattern Search 
I use pattern-matching logic as the analytic technique for the cross-case analysis.  After I 
complete each within-case analysis, I select the main themes arising from each case analysis. 
Based on these dimensions, I look for within-group similarities as well as intergroup differences 
(Eisenhardt 1989).  The cross-case pattern search helps to identify similarities, differences and 
regularities among cases (Saldana 2008, p.8).  Searching for patterns among cases helps to revisit 
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conclusions from individual cases and bring findings from each case together to explain the point 
of interest.  Based on the categories of actors, objectives and implementation choices followed 
by the actors, I search for clear patterns and relationships among concepts.  In order to visualize 
the cross-pattern search, I generate word matrices to tabulate codes generated at each cycles of 
coding.   
The result of within-case and cross-case analysis identifies the patterns of relationships 
between the actors implementing urban renewal projects across cities.  Connecting these with the 
ways in which urban renewal planning is burdening existing residents provides conclusions for 
the central research question.  Answering how urban renewal program is burdening the existing 
residents sheds light on potential policy interventions for planning redevelopment projects that 
modernize cities without burdening existing residents in designated renewal areas.  
 
3.7 Validity Measures 
In order to improve the precision of my case study findings, I follow the principles of 
triangulation.  Triangulation means taking different angles towards the subject of the study in 
order to provide a comprehensive picture of the phenomenon under study (Runeson and Host 
2009).  The purpose of triangulation strategies is to contribute to confirmation and completeness 
of the data set (Breitmayer et al. 1993).  There are four types of triangulation; each aiming a 
different level of precision of empirical research (Stake 1995): Data (source) triangulation; 
Observer triangulation; Methodology triangulation and Theory triangulation. In this case study 
design, I attain three of these triangulation strategies; methodology, data (source) and theory.  
In my data collection strategies, I combine interviewing, participant observation and 
direct observation methods.  The use of different methods for data collection ensures the 
triangulation of methods. For example, conversational interviews present the subjective 
perspectives of each respondent. As the researcher, I do not disclose my own ideas and 
perspectives to my interviewees; I ask about their personal practices, views and objectives of 
urban renewal so the data collection process through interviews is immune to my personal bias. 
On the contrary, in using participant observation methodology, I actively participate in the data 
collection process.  I am more closely involved with my data sources and as we work together, I 
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even have the chances of influencing my sources’ perspectives.  Finally, direct observation 
method involves the researcher’s passive participation.  Following my checklist, I passively 
observe variables that I am interested in each neighborhood.  By taking photographs, I record my 
observations in the form of visual data.  
Data (source) triangulation is closely related to methods triangulation.  The use of 
different methods implies the use of variety of data sources to some extent. But data triangulation 
is basically another level of triangulation.  For instance, the use of same interview instrument can 
obtain data triangulation if the interviewees are representing different perspectives on the same 
phenomenon.  Data triangulation is also an important element of my documentary evidence.  I 
rely on different data sources (planning documents, legislation documents, newspaper articles) in 
order to cross-check the consistency of information from various sources.  
Finally, I triangulate theories of forced migration and urban redevelopment to inform my 
research on the negligence of residential displacement outcomes of urban renewal.  Theoretical 
triangulation helps to conduct the study with multiple lenses and questions in mind (Thurmond 
2001).  Theories on resettlement focus on the risks faced by uprooted communities in the 
aftermath of displacement whereas theories on social resistance focus on communal reaction to 
the prospects of displacement.  Also, theories on urban development-induced displacement 
(either by renewal or gentrification) provide different perspectives on whether residential 
displacement is a real problem or not.  I use these theoretical perspectives to formulate the basis 
of preliminary coding.  
The next chapter focuses on the legislative framework of Turkey’s national urban 
renewal program in the period of 2005 to 2014. This brief chapter is a descriptive analysis of the 
actors involved in the urban renewal planning as well as the context they operate.  The purpose 
of the chapter is to introduce the case study context before going in to the within case analysis of 
each city.  
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Chapter 4: Urban Renewal Policy in Turkey 2005-2014: Context, Legislation, Actors 
4.1 Introduction 
This dissertation studies Turkey as a particular case, where the national government carries out 
an ambitious urban redevelopment policy.  This urban renewal program as a government strategy 
formally started in 2005 with the enactment of Renewal Act I16 and gained momentum with the 
enactment of Renewal Act II17 in 2012.  The central government states that the target is to renew 
6.5 million housing units across the country18, about one-thirds of Turkey’s current housing 
stock.  Although there is no official timeline for the national urban redevelopment program, the 
central government authorities assert that it is a twenty-year-long project (Hurriyet 2015).  This 
chapter presents the institutional and organizational characteristics of this urban renewal policy. 
Based on this descriptive information, a relational (content) analysis on legislations is conducted 
in order to answer the following questions: What is the rationale behind the urban renewal 
policy? What are the main points of urban renewal legislations and how does urban renewal 
legislative framework change over the years? How do the designated renewal area residents 
participate in urban renewal?  
4.2 Urban Renewal Agenda in the National Government Programs 
Urban renewal policy is a part of national government programs since the mid-2000s.  Initially, 
the central government referred to renewal indirectly and solely as a tool to rehabilitate the 
squatter settlements (59th 19 Central Government Program 2003-2007, The Grand National 
Assembly of Turkey).  According to this government program, the central government’s urban 
policy goal is to prevent the “insanitary and unaesthetic” urbanization.  The central government 
has declared that in order to achieve their urban policy goal, low-cost housing production for 
people living in squatter settlements will be prioritized.  In this initial period of urban renewal 
being implicitly declared as a part of the central government program, beautification of urban 
environment is stated as the ultimate policy objective.  However, the policy objective is revealed 
without a legislative framework that would specifically outline how the urban renewal policy 
																																								 																				
16	Act	No.	5393/	Article	73		
17	Act	No.	6306	
18	Ministry	of	Environment	and	Urban	Planning:	50	Questions	and	50	Answers	in	Urban	Renewal	[Kentsel	
Donusumde	50	Soru	50	Cevap].	
19	https://www.tbmm.gov.tr/hukumetler/HP59.htm	
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will be implemented.  Legislation came after the statement of the policy goal and the parliament 
enacted the first legislation for urban renewal in 2005.  
“Urban renewal” term entered the central government programs for the first time in 60th 
Government20 Program.  This is the government program following the enactment of the 
Renewal Act I in 2005 (60th 21 Government Program 2007-2011, The Grand National Assembly 
of Turkey; Act No. 5393/ Article 73).  In this program, government presents urban renewal as 
the core element of its housing policy. There is no emphasis on removal of the squatter 
settlements as a part of urban renewal agenda anymore; instead, the government program refers 
to urban renewal as a tool to control urbanization, modernize cities based on improvements in 
infrastructure and built environment, and to enforce the existing city plans.  In this context, the 
central government restructures the Mass Housing Administration22 (TOKI) to provide low-cost 
housing alternatives for the working-class urban poor, where social housing projects that replace 
squatter settlements become the core of urban renewal projects in Turkey.  The government 
promotes homeownership among the poor in TOKI’s mass housing projects by issuing long term 
loans with low monthly payments.23 The government program also addresses urban environment 
disaster vulnerability in its urban renewal agenda for the first time in this period.  However, this 
effort is limited to TOKI’s disaster-housing projects for people lost their homes due to natural 
hazards. In this period, urban renewal includes disaster-housing as a reactive response in the 
																																								 																				
20	The	Second	Erdogan	Government	
21	https://www.tbmm.gov.tr/hukumetler/HP60.htm	
22	TOKI	was	founded	in	1984	as	a	mass	housing	development	fund	and	an	autonomous	entity	outside	the	central	
budget.	When	it	was	founded	in	1980s,	its	primary	role	was	to	issue	loans	to	housing	cooperatives.	TOKI’s	function	
as	a	central	government’s	housing	office	has	changed	significantly	over	the	years.	TOKI	summarizes	its	mission	as		
to	“give	millions	of	Turkish	citizens	an	hope	who	would	not	otherwise	have	an	opportunity	to	become	
homeowners,	or	live	in	a	neighborhood	with	modern	schools,	commercial	units,	hospitals,	mosques	and	libraries”	
(www.toki.gov.tr).	According	to	the	most	recent	legislation	TOKI	is	responsible	of	the	following:	
- Launches	companies	to	operate	in	construction-related	sectors	and	establishes	partnerships	with	existing	
companies	in	these	sectors.	
- Issues	housing	loans	for	individuals	or	for	businesses	to	construct	mass	housing	projects		
- Issues	loans	specifically	for	urban	renewal	projects	such	as	transformation	of	squatter	areas;	historic	sites	
restoration	and	provide	state-subsidized	loans	at	below-market	rates		
- Develops	projects	for	housing,	infrastructure	and	social	amenities	both	within	and	outside	Turkey;	with	or	
without	partners	
Conduct	or	outsource	for-profit	projects	to	generate	revenues	for	the	administration	
23	The	government	program	refers	to	this	in	the	following	way:	“Poor	citizens	will	have	the	chance	to	become	
homeowners	as	if	they	are	paying	monthly	rent”		
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aftermath of disasters. Proactive efforts to mitigate disaster risk are not a major part of the urban 
renewal projects in this period.  
Figure 4.1 Central Government Programs and Urban Renewal Policy Objectives 
 
  
 
  
 
 
 
The central government starts attributing increasingly diverse roles to urban renewal from 
2011 and onwards.  This change in policy is primarily declared again the government program 
(61st Government Program 2011-2014).  According to the 61st Government Program, the central 
government establishes a new ministry called “Ministry of Environment and Urban Planning” to 
coordinate and administrate the urban program across the country.  Urban policy for the first 
time becomes a critical component of the national economic growth and development policy.  
Rehabilitation and beautification of obsolete city parts through urban renewal projects become 
tools to increase cities’ “brand value” and create globally “competitive cities.”  Valorization of 
public land and more active use of under developed city parts “based on common sociocultural 
public benefit” becomes a part of the central government’s urban renewal objectives (61st 
Government Program 2011-2014, p. 28).  Besides these economic growth objectives, the 
government uses disaster risk mitigation for built environment as an essential part of the urban 
renewal policy for the first time in this period.  In addition to the economic and financial returns 
expected from urban renewal projects, the government program still attributes social objectives 
to the urban renewal policy.  TOKI’s low-cost mass housing projects continue in this period as 
well to meet the low and middle-income households’ housing demand.  For the renewal projects 
with a social policy focus, the government states that they prioritize rapidly growing cities with 
tight housing markets.  
 
59th	Government	
Program	(2003-2007)	
60th	Government	
Program	(2007-2011)	
61th	Government	
Program	(2011-2014)	
Rehabilitate	squatter	settlements		
Beautification,	modernization	of	sub-
standard	and	informal	housing	
Tool	to	enforce	city	plans,	control	
urbanization,	core	of	housing	policy	to	
increase	housing	supply	
Centralize	authority,	branding	cities,	
competitiveness;	valorize	public	land,	
land	development	and	disaster	mitigation	
Physical	Modernization:	
Project-based	
Entrepreneurial	State:	
Policy-based	
Supply-side	market	
intervention:	Plan-
based	
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4.3 Urban Renewal in Government Legislation 
Besides the broader urban renewal policy statements in government programs, the more detailed 
account of the urban renewal policy objectives and implementation are set out in two renewal 
acts and the by-laws for these acts.  The first one is Act No. 5393/Article 73, enacted in 2005 as 
a part of a comprehensive legislation on municipal administration (Renewal Act I).  This Act 
presents urban renewal objectives very broadly as revitalization, cultural and historic 
preservation, rehabilitation and renewal of decaying built environment (Turkish Republic 
Official Gazette 2005).24 The central government enacted the second major renewal act in 2012: 
Act No. 6306, which is entitled as “Transformation of Areas under Disaster Risk” (Renewal Act 
II).  It is a comprehensive legal code solely on urban renewal implementation (Turkish Republic 
Official Gazette 2012).  
Figures 4.2 and 4.3 summarize how each renewal act allocates administrative authority 
among the local and central government bodies.  According to Renewal Act I, Metropolitan 
Municipality needs the central government’s approval only if a part of the renewal area is public 
land; if not, the Metropolitan Municipal Council may designate certain areas as redevelopment 
site for revitalization, preservation, rehabilitation or renewal purposes. The district municipality 
may conduct urban renewal only if the Metropolitan Municipality authorizes the district 
municipality to do so.  The central government has actually control over the local government’s 
urban renewal program, but it is conditional on the inclusion of public land within the suggested 
renewal area.  In other words, the municipal governments are allowed to pursue their local urban 
renewal programs on privately owned land, without needing the approval from the central 
government according to the Renewal Act I.  Figure 4.2 summarizes the roles and relationships 
between different government tiers according to the Renewal Act I. 
 
 
																																								 																				
24	Renewal	Act	I	is	later	revised	with	the	enactment	of	Act	No.	5998	in	2010.	This	amendment	centralizes	the	
authority	to	conduct	urban	renewal	by	limiting	it	to	the	metropolitan	municipalities.	Metropolitan	municipalities	
have	the	option	to	allow	district	municipalities	within	their	jurisdiction	to	pursue	redevelopment.	Since	2010,	in	
renewal	projects	based	on	Renewal	Act	I,	metropolitan	municipalities	direct	the	local	government’s	urban	renewal	
agenda.	
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Figure 4.2 Institutional arrangements between the government bodies according to Renewal Act I 
Renewal Act I 
 
 
 
 
 
According to Renewal Act II, the central government is the main authority that makes the 
urban renewal decisions and implements the projects. Local government bodies, both the 
Metropolitan and District Municipalities, either implement the central government’s renewal 
agenda or need complete transfer of the authority from the central government to conduct their 
local urban renewal agenda and specific projects. Local government needs the central 
government’s authorization in every renewal project.  So there is a hierarchy between the central 
and the local government in terms of implementation of the urban renewal program. However, 
the hierarchy between the Metropolitan and District municipalities become weaker in urban 
renewal based on Renewal Act II. Ministry of Environment and Urbanization may authorize 
either level of the local municipalities.  In summary, within the framework of Renewal Act II, 
the central government becomes much more active in urban renewal, while the power of local 
governments diminished and tied to the central government’s willingness to localize the planning 
authority for urban renewal projects.  
Figure 4.3 Institutional arrangements between the government bodies according to Renewal Act II 
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4.3.1 Urban Renewal Governance: Local and Central Government 
In urban renewal program implementation, two different levels of local municipal governments 
are involved: Metropolitan Municipality and District Municipality.  The Metropolitan 
Municipality is the highest level of elected local office in Turkey’s governmental structure.  In 
cities with a population of more than 2 million, the Metropolitan Municipality governs area 
within 50 km radius of city center.25  The Metropolitan Municipality is responsible of strategic 
planning, municipal investment planning and planning its budget accordingly.  The Metropolitan 
Municipality makes land-use plans for the areas under its administration (scales from 1:5000 to 
1:25000) and these need to be compatible with the regional and environmental plans made by the 
central government.26  There are at least three district municipalities within each metropolitan 
municipal boundary. The Metropolitan Municipality coordinates these district municipalities.27  
In terms of population, the size of the district municipal administrations has to meet the 
minimum of 5,000 people.  In terms of planning authority, the district municipality only makes 
implementation plans based on the Metropolitan Municipality’s master plans and land-use plans.  
Implementation plans are at the block-scale and impose restrictions on issues such as density, 
floor area ratios, building height and use (scale 1:1000).  Renewal Act I holds the Metropolitan 
Municipality responsible for urban renewal planning because law permits a higher plan making 
capacity to metropolitan municipalities compared to district municipalities.  
The central government’s role in urban planning increased based on the changing 
standpoint on urban renewal starting from the 61st Government Program revealed in 2011. The 
central government established a “Ministry of Environment and Urban Planning” as a part of that 
series of policy changes (Legislative Decree No.648).28  Before the Ministry of Environment and 
Urban Planning was formed, metropolitan and district municipalities had the planning power to 
make and implement land use and development plans within their jurisdictions.  After passing 
																																								 																				
25	Geographic	scale	for	metropolitan	municipalities	in	general	is	as	follows:	Up	to	a	population	of	1	million,	
Metropolitan	Municipality	serves	an	area	within	20	km	radius	of	governor’s	office.	In	cities	with	a	population	of	1	
to	2	million,	Metropolitan	Municipality	serves	an	area	within	30	km	radius.	All	three	cities	I	work	on	as	case	studies	
have	population	more	than	2	million.	
26	According	to	Metropolitan	Municipalities	Act	No.	5216,	Article	7,	enacted	in	2004;	Official	Gazette,	Retrieved	
from	http://www.resmigazete.gov.tr/eskiler/2004/07/20040723.htm#1		
27	There	is	no	set	criterion	for	district	municipalities’	geographic	scales	and	scope	in	general.	District	municipalities	
within	metropolitan	municipalities	must	stay	within	the	geographic	boundaries	of	metropolitan	municipalities.	
28	[648	Sayili	Kanun	Hukmunde	Kararname],	Official	Gazette	No.	28028,	17	August	2011.	Retrieved	from	
http://www.resmigazete.gov.tr/eskiler/2011/08/20110817-1-1.htm		
	 72	
the 61st Government Program, Ministry of Environment and Urban Planning became the most 
powerful planning authority at national level, and dominates planning decisions made at the local 
level.  Since then, the Ministry can make both urban and environmental plans on its own and 
these planning decisions are binding for all levels of local governments based on Decree No.648 
(Article ç).  This basically implies the centralization of planning authority, while the local 
governments’ planning capability and power is diminished. The enactment of Renewal Act II in 
2012 is building on these policy changes that involve centralization of planning through 
empowerment of the Ministry of Environment and Urban Planning over the municipalities.  
 
In this context, Renewal Act II is a specific example of how government policy handed 
over the planning powers of local government to central government.  Local government’s plan-
making capacity is left to the discretion of the central government bodies.  Renewal Act II (Act 
No. 6306) consolidates the renewal authority at the Ministry of Environment and Urban Planning 
(MEUP).29  Basically, the law allows MEUP to designate renewal areas, revise current city plans 
to accommodate redevelopment and develop large scale real estate projects across the country. In 
other words, Renewal Act II allows the MEUP to use the local government’s all planning 
authority under the label of “urban renewal.”  The Ministry also has the option to appoint the 
local government bodies to conduct redevelopment projects.  This may be in the form of using 
the Municipality as an intermediary to implement Ministry’s redevelopment project or the 
Ministry may completely empower the Municipality to conduct the redevelopment within its 
jurisdictions.  The Ministry may authorize either district or metropolitan municipalities.  Thus, 
district municipalities are not limited by the metropolitan municipalities’ master plans anymore. 
Instead, district municipalities are directly accountable to the Ministry about their urban renewal 
practices.  This also breaks the planning hierarchy between the tiers of the local government. 
4.3.2 Financing the Urban Renewal Program 
Based on Renewal Act I, the municipal government managing the renewal is also responsible of 
financing the project.  The local government may choose to conduct urban renewal projects 
																																								 																				
29	MEUP	is	established	as	a	part	of	the	61st	Government	Program	to	unify	the	physical	planning	and	strategic	
planning	while	collaborating	with	the	Ministry	of	Economic	Development	to	spur	economic	growth	and	
development.	So	the	primary	objective	of	the	MEUP	is	to	optimize	the	environmental	protection	and	economic	
returns	in	partnership	with	the	ministry	that	is	responsible	of	economic	growth.	
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within its own institutional and financial capacity.  Municipalities with strong financial positions 
have the necessary financial capacity and do not need the central government’s support to pursue 
their urban renewal agendas.  Municipalities primarily need to fund the private property 
expropriation to start the redevelopment projects.  There is no direct monetary transfer from the 
central government budget to the municipal government budget for urban renewal for projects 
based on Renewal Act I.  However, not many municipal governments have adequate financial 
resources to manage neighborhood level renewal projects.  The limitation of financial resources 
has urged many municipalities to partner with TOKI in order to have access to the central 
government’s managerial and financial support.  Through TOKI, the central government invests 
in redevelopment projects in return of a certain share from the new development.  The central 
government generates profits through new development sales often at market rates. Figure 4.4 
summarizes the urban renewal planning process based on both Renewal Acts. 
Figure 4.4 Summary of the institutional arrangements between the government bodies based on Renewal Act I and 
Renewal Act II 
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enactment of Renewal Act II, the government passed Act No. 6292 in April 2012 to facilitate the 
sale of 473,419 hectares (1.17 million acres) of public land that is formerly classified as forest 
(referred to as 2B-land).  This major land sale policy generates the central government’s main 
source for urban renewal finance.  According to this land sale law, the MEUP may also allocate 
use rights of 2B-land to TOKI for urban redevelopment purposes.  This massive sale of public 
land across the country generates monetary resource for the Ministry but also functions as a land-
transfer mechanism from ‘public’ to TOKI and municipalities at no cost.  These pieces of land 
are used for housing projects that are offered to residents in urban renewal areas as relocation 
housing.  
4.4 How do the Designated Renewal Areas’ Residents Compensate Renewal Projects? 
Both the central and local governments invest in urban renewal projects, but the redevelopment 
is not fully funded with public resources. Designated renewal area residents also compensate the 
urban renewal projects through their privately owned wealth and income. Their level and also 
eligibility for compensation depends on their tenure and ownership claims. In this section I 
identify how the residents’ financial contributions are determined.  Three main factors determine 
the residents’ contribution to redevelopment: tenure, income and wealth.  
Tenure is a resident’s legal entitlement to his/her living environment. Three most 
common forms of tenure in Turkey’s context are formal title deeds30, “tapu tahsis” documents31 
and no-legally binding entitlement (squatters).32  Within the current legislative framework, 
residents contribute to the proposed renewal projects based on their tenure.  For example, a title 
																																								 																				
30	There	are	mainly	two	types	of	formal	title	deed	holders.	Some	residents	have	formal	title	deeds	for	the	land	but	
not	for	the	building	atop	if	they	built	their	houses	without	any	construction	permits.	Most	of	these	structures	
violate	zoning	and	building	codes.	Constructions	without	permits	cannot	get	formal	title	deeds.	In	this	case,	the	
deed	holder	has	legal	entitlements	to	the	land	but	not	to	the	building	atop.	The	other	deed	holders	have	formal	
title	deeds	for	their	dwellings	meaning	that	their	residents	have	construction	permits	and	do	not	violate	zoning	
and	building	codes.	
	
31	Tapu	tahsis	documents	grant	a	future	de	jure	property	right,	either	to	the	property	that	the	current	resident	
“own”,	“occupy”	or	to	another	dwelling	built	elsewhere.	But	a	tapu	tahsis	document	does	not	guarantee	formal	
recognition	of	the	holders’	property	rights.	If	a	“squatter	settlement”	area	receives	a	formal	plan,	then	the	“tapu	
tahsis”	documents	(only)	potentially	turn	into	formal	deeds	(Kuyucu	and	Unsal	2010).	
	
32	Those	who	built	their	dwellings	on	land	that	they	do	not	own.	In	most	of	the	cases	these	dwellings	are	built	on	
public	land.	The	residents	do	not	have	any	legal	entitlements	either	to	the	land	or	to	the	building.	Legislations	and	
officials	often	refer	to	this	category	of	residents	as	squatters.		
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deed holder who chooses to continue occupancy in the project area invests the monetary 
equivalent of his dwelling’s present value to urban renewal project.  Residents’ contributions 
also depend on relocation housing offered by the developer and/or preferred relocation housing 
by the resident.  Depending on these factors, some property owners end up signing into mortgage 
loans to pay for the difference between the present value of their property and the (future) value 
of the new units offered by the developers.  In this case, residents contribute to the renewal 
projects through their income as they pay off their mortgage debt.  This part of the 
redevelopment finance goes through the loans commercial banks provide at state-subsidized 
interest rates.  Squatter settlements residents in project areas do not directly contribute to the 
renewal projects in monetary terms. Their contribution to the renewal projects is in kind, which 
is through capital and labor they have invested in their dwellings over the years of their 
occupancy.  Project developers often offer a monetary equivalent of this long-term investment of 
squatters as “debris fee”.  
Wealth is a stock variable and it is basically the accumulation of past savings. 
Homeownership is one of the most preferred forms of wealth accumulation for households in 
Turkey (Akin 2008).  In a typical designated renewal area, housing is the main component of the 
residents’ total wealth.  Households invest their savings in their dwellings to make expansions 
and renovations, and to maintain it over the years.  As a part of the renewal projects, wealth 
invested in housing in designated renewal areas become a part of the renewal finance.  However, 
given the diversity in tenure structure, accounting for housing wealth that is invested in the urban 
renewal is not a straightforward task. For example, the monetary value of the units without 
building permits and title deeds is calculated solely based on the cost of building materials used 
for construction.  For units with permits and title deeds, project managers appraise values of 
these units, which tend to provide values closer to the units’ market value.  However, within the 
current implementation framework, urban renewal legislation neglects the housing wealth that is 
accumulated in informally developed squatter settlements.  
In the appraisal stage of every renewal project, developers assess property values based 
on municipal evaluations for real estate tax calculations.  At this stage, developers start 
negotiation talks with property owner residents in the area.  The primary decision a property 
owner resident has to make is to “participate” or “not participate” in the renewal project.  If a 
	 76	
homeowner resident chooses not to participate in renewal project, he/she receives a monetary 
compensation “C” in return of the ownership claims and moves out from the project area. The 
authority in charge of renewal expropriates the property (the municipality, the Ministry or 
TOKI).  However, this compensation “C” is often below the market (exchange) value.  Because 
of this immediate financial loss, not many property owner residents prefer this option.  The only 
advantage of this choice from a resident’s point of view is that there is very little uncertainty 
involved.  The level of “C”, the reception of “C” and the move out from the project area are all 
set and unlikely to change. 
When a homeowner resident chooses to participate in the project, then the project’s 
physical details become important.  The property owner has to guarantee paying the difference 
between the future value of the units to be developed, “F”, and the present value of their existing 
properties, “W.”33  The future value of the units to be developed also includes construction costs 
of public amenities, infrastructure and recreation areas.  Typically, there is a significant 
difference between the estimated value of the existing low-cost spontaneously developed 
buildings in urban renewal areas, “W” and estimated values of units to be developed, “F.”  For 
the homeowners who cannot pay the difference upfront, certain commercial banks provide 
“urban renewal credits.”  In renewal projects based on Renewal Act I, either TOKI or the 
municipality in charge of redevelopment facilitates long-term loans.  In the case of projects 
based on Renewal Act II, the Ministry has business agreements with some public and 
commercial banks for loans at state-subsidized interest rates.  In summary, a resident with 
ownership rights who wants to continue living in the project area in the aftermath of the 
redevelopment has to pay the difference between their wealth accumulated in the form of 
housing, and the future value of the new units to be developed.  Hence, urban renewal imposes 
additional costs if homeowners want to guarantee living within the project area after 
redevelopment.  
If property-owner residents cannot afford or do not prefer to take on long-term debt, they 
may also choose to move into the low-cost mass housing projects, which are often developed in 
the outskirts of the city centers.  “Outside the Project Area” and “In project area” refer to the 
																																								 																				
33	This	is	typically	higher	than	“C”,	appraisal	for	the	homeowners	who	prefer	to	liquidate	their	properties	right	
away,	leave	the	renewal	area	and	have	no	claims	in	the	future	developments	in	the	renewal	area.	
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location of the relocation housing where the residents will continue to reside in the aftermath of 
the completion of the renewal project.  These mass housing projects are developed by TOKI 
usually on former agricultural land or former forest land34, which is typically cheap because it is 
far from the city centers.  In this alternative, property owners transfer their homeownership rights 
to another property without having to borrow large sums.  However, this option implies that they 
are “relocated” to housing options that are far away from their original livelihoods.  Also, these 
low-cost units specifically developed to meet low-income group’s housing demand are below 
certain square footage to qualify as “social housing” according to the mass-housing legislation.  
A common problem of these relocation units is that their square footage is too small to meet the 
needs of multifamily living (a very common residential pattern in renewal areas).  In this case, 
homeowner residents with unmet needs also end up leaving the project area, with or without 
receiving a relocation unit in TOKI’s social housing projects.  In each case, “contribution” refers 
to what the resident with formal ownership claims contributes to the renewal.  
In summary, the rights of existing residents in redevelopment areas depend primarily on 
tenure and secondarily on property values.  Residents without legally recognized ownership 
rights may not have a claim on the units to be developed.  As long as the value of their current 
property meets the future value of the units to be developed, their chances of staying in the 
project area are higher, yet not guaranteed.  Urban renewal program takes residents’ housing 
wealth into account only for the structures built according to land use plans and building codes. 
There is a certain amount of unaccounted wealth that residents still contribute (regardless of their 
preferences) and to help with the financing of the renewal projects. In other words, a portion of 
accumulated past savings, which is reinvested in real estate over the years is written off 
depending on tenure.  Overall, who gets to live in the new units produced in the designated 
renewal area as a part of the urban renewal project depends on potential residents’ purchasing 
power.  Renewal projects increase residential density so there is always increase in housing 
supply in the aftermath of redevelopment.  Project developers supply the excess commercial and 
residential units to the real estate market at market rates.  In other words, residents of these new 
developments are people who can afford to purchase or rent new units.  A decision tree for the 
current residents in designated renewal areas is provided in Appendix B. 
																																								 																				
34	Referred	to	as	2B-land	
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4.5 Conclusion 
The central government’s urban renewal objective has been evolving in the course of a decade. 
At earlier stages of the urban renewal program, the focus was on the physical modernization and 
rehabilitation of the substandard housing settlements.  Later, urban renewal objectives shift 
towards as a supply-side market intervention mechanism as a core component of the national 
housing policy.  In this period, the central government has used urban renewal projects to 
formalize the informal housing sector by enforcing city plans and replacing the informal 
settlements with mass housing structures.  This included production of low-cost social housing 
projects at the city fringes as well as high end developments in more central locations. Most 
recently, the central governments’ urban renewal focus has been more entrepreneurial and 
involves valorization of underutilized public land for profit-oriented development.  In this final 
period, the central government introduced disaster risk mitigation as a part of urban renewal 
objectives for the first time.  The changing roles of central and local government bodies highlight 
a trend for centralized planning authority by disempowering the local governments.  State actors 
carry out urban renewal program in the context of changing planning hierarchy.  Besides the 
local and central government bodies, renewal area residents also play an important role in urban 
renewal projects.  Although the legislative framework does not involve the residents in the 
decision making or planning process, especially the property owner residents compensate urban 
renewal projects both directly and indirectly. Based on their legal entitlements to tenure, 
residents make the renewal projects financially possible by compensating them with their wealth 
and income.  In a sense, residents and property owners in designated renewal areas are important 
stakeholders in urban renewal project, but they are not officially engaged actors in the planning 
process. 
 The next three chapters present the cases studied for this research separately. Chapter 5 
presents case of Adana by presenting the data and the within-case analysis of the progression of 
urban renewal planning in Seyhan district, across five different neighborhoods. 
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Chapter 5: Urban Renewal Program in Seyhan District of Adana 
5.1 Introduction 
Urban renewal projects in the central district of Adana are characterized by a lagging planning 
process with very slow progress in the context of a stagnant city economy.  Adana has been 
going through an economic downturn for almost two decades when the city became a part of the 
national urban renewal program.  The city has been losing its major sources of industrial and 
manufacturing jobs as well as its educated workforce.  Unemployment in the city has been above 
the national averages for more than a decade.  Loss of economic base triggered a gradual 
deprivation in several underinvested and undermaintained neighborhoods in the city.  Designated 
renewal areas for the most part consist of these particularly disadvantaged neighborhoods.  
Ideally, an urban renewal program is an opportunity for the city to get back on its feet both 
physically and economically.   
 The urban renewal policy provides a legal and administrative framework that facilitates 
bringing the substandard housing and infrastructure to an acceptable level.  There is also political 
will for the transformation, and a reasonable share of responsibilities between the central and the 
local government.   However, the urban renewal program in Adana does not make any progress 
in the context of economic distress.   On the one hand, the local construction business does not 
have the financial capacity to deliver these large-scale redevelopment projects.  On the other 
hand, there is no viable demand for new development due to the deteriorating income levels and 
productivity given the distressed city economy.  Under these circumstances, the designated 
renewal area residents face with mounting uncertainty regarding the future of their properties and 
living environments.  Protracted planning for urban renewal leaves thousands of low and middle 
income households in limbo. 
5.1.1 Background 
Adana35 is a major city in southern Turkey, and one of the first industrialized cities in the 
country.  It is historically a regional economic hub for agricultural and manufacturing sectors. 
However, it has been going through an economic downturn since 1980s.  The liberalization and 
																																								 																				
35 Adana’s	population	is	2,165,595	according	to	the	2014	census.	It	is	currently	the	sixth	most	populous	city	in	
Turkey,	although	it	has	been	the	fifth	for	a	very	long	time.	Its	population	growth	rate	is	below	the	national	average.		
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the centralization of the national economy negatively affected the city’s economy.  The process 
triggered the shutdown of major manufacturing plants and flight of major employers from the 
city.  Unemployment is consistently rising since Adana’s local capital start to abandon the city. 
Unemployment in Adana reached 19.1% in 2010, the highest annual unemployment rate 
nationwide (TUIK 2010). 36  Unemployment has subsequently declined slightly and, according to 
most recent figures, it is 13.2%.  However, for the last six years, the average unemployment rate 
in Adana is still the highest in the country (TUIK 2015).37  
 Adana is one of the most ethnically diverse cities in Turkey.38  It has been a magnet for 
workforce until 1980s and attracted migrants especially from the southeastern cities as well as 
the rural parts of Adana.  With the economic downturn, the flight of the major manufacturing 
plants and declining agricultural production, the in-migration has also decreased.  The net 
migration has been negative since 1995-2000.39 The population growth in the city has occurred 
primarily through natural increases.  Typically, the young and well-educated leave Adana to 
follow the job opportunities in larger cities like Istanbul and Ankara (Tum 2007).  The profile of 
the in-migrants who settled in Adana starting in the 1990s is the opposite.  The incoming 
communities are socioeconomically deprived, marginally educated and low-skilled.  Migration 
flows in 1990s were triggered by the forced relocation of ethnic Kurds due to the armed conflict 
in southeast Turkey (TESEV 2006; Yucesahin and Ozgur 2006).  
 
5.1.2 Overview of the Urban Renewal Program in Seyhan district of Adana 
Local government is implementing the urban renewal program in Adana in the context of high 
unemployment, weakening manufacturing and agricultural sectors and in-migration from the 
socioeconomically deprived cities of the southeast.  In the first two years following the 
enactment of Renewal Act II, four areas are designated as urban renewal zones in Seyhan 
District of Adana. These four designated renewal areas are located in the following 
neighborhoods: Barbaros-Bey, Ismetpasa, Fatih and Ikibinevler.  In order to provide a systematic 
																																								 																				
36 In	2010,	national	unemployment	rate	is	11.9%	(TUIK	2010).	
37	The	average	unemployment	rate	in	Adana	in	the	period	of	2008-2013	is	17.1%,	where	the	national	average	is	
10.9%	for	the	same	period.	
38	The	city	population	consists	of	Turks,	Kurds	and	Arabs.		
39	“Adana	in	Numbers”,	TUIK	2015.  
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approach, each designated renewal area is assigned a code.  These neighborhood codes are 
created for each case study area as a shorthand to reveal information on which renewal act is 
used for the proposed renewal in each area.40  Figure 5.1 shows the satellite image of how the 
designated renewal areas are spread across the Seyhan district. 
Figure 5.1 is a satellite view of the city of Adana and the red lines show the boundaries of the neighborhoods where 
the designated renewal areas are located.  
 
  
 In Adana, both the district and the metropolitan municipalities set their goals and evaluate 
their urban renewal program’s performance based on simplistic quantitative measures.  For 
instance, Adana Metropolitan Municipality’s urban renewal goal for the period of 2010-2014 is 
“to double the number of ongoing urban renewal projects before the end of the planning term” 
(Adana Metropolitan Municipality Strategic Plan, p.88).  This urban renewal goal is embraced by 
both the former and the current metropolitan and the district municipal administrations.  Other 
																																								 																				
40	As	I	show	in	Table	3.1	for	the	Case	Study	Research	Design,	I	code	each	renewal	area	according	to	the	Renewal	
Act	under	which	it	is	designated	as	renewal	site	and	in	the	city	it	is	located	in.	So	for	the	designated	renewal	areas	I	
study	in	Adana:	Renewal	area	in	Barbaros-Bey	Neighborhoods	is	referred	to	as	“Renewal	Area	a11”;	renewal	area	
in	Ismetpasa	is	referred	to	as	“Renewal	Area	a21”;	renewal	area	in	Fatih	is	referred	to	as	“Renewal	Area	a22”	and	
the	renewal	area	in	Ikibinevler	as	“Renewal	Area	a23”	
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measures for “successful urban renewal program” are: number of neighborhoods redeveloped, 
size of designated renewal areas in square meters, number of completed renewal projects per 
year, completion percentages of ongoing renewal projects and number of renewal projects 
publicly disclosed (Seyhan District Metropolitan Strategic Plan 2011-2014, p.72; Adana 
Metropolitan Municipality Strategic Plan 2015-2019, p.195).  
 This chapter focuses on how urban renewal planning in five particular neighborhoods in 
Seyhan district of Adana Metropolitan Area, has progressed.  Renewal in Barbaros-Bey 
neighborhoods is based on Renewal Act I (Act No. 5393) and renewal areas in Ismetpasa, Fatih 
and Ikibinevler neighborhoods are designated “risky” areas based on the Renewal Act II (Act 
No. 6306).  Each subsection in this chapter starts by describing how the urban renewal agenda is 
carried out in each designated renewal area within its neighborhood context.  It continues with a 
description of the actors involved in urban renewal programs for these areas, their stated or tacit 
objectives of urban renewal and how the implementation is taking place.  Based on each 
neighborhood level analysis, this chapter explores the ways in which urban renewal program is 
burdening the existing residents in designated renewal areas.  
 Table 5.1 provides an overview of the ongoing renewal program in the Seyhan district.  It 
provides information about the local government body that is in charge of executing the urban 
renewal program in each neighborhood (executive authority); the urban renewal act that provides 
the legal framework of urban renewal in each neighborhood (Renewal Act I or Renewal Act II) 
and central government involvement in each neighborhood’s renewal. In Adana, two central 
government bodies have been involved in urban renewal program in the city: Mass Housing 
Development Administrationiii (TOKI) and Real Estate Appraisal Inc. (GEDAS).41  Both TOKI 
and GEDAS are state-owned enterprise.  TOKI is reports directly to the office of the prime 
minister (the head of the elected central government) and it is also the primary shareholder of 
GEDAS.  GEDAS performs real estate valuation, earthquake risk assessment for buildings and 
develops urban renewal projects especially for TOKI’s housing projects. 
																																								 																				
41	GEDAS	[Real	Estate	Appraisal	Inc.]	is	a	state-owned	enterprise	founded	in	1994.	As	of	2015,	49%	of	its	shares	
owned	by	the	Mass	Housing	Administration	(TOKI)	and	the	remaining	shares	are	owned	by	other	foundations	
including	TUCEV	(Environmental	protection	foundation	of	Turkey,	operating	under	Ministry	of	Environment	and	
Urbanization),	Real	Estate	Bank’s	Employee	Association,	Ziraat	Bank’s	Employee	Association. 
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Table 5.1 Overview of the Ongoing Urban Renewal Activities in Seyhan 
Neighborhood	 Executive	
Authority	
Renewal	Act	I	 Renewal	Act	II	 Central	
Government’s	
Involvement	
Barbaros-Bey	
(Area	a11)	
District	
Municipality	
April	2013	(50	
hectares)	
X	 X	
Ismetpasa	
(Area	a21)	
Ministry	to	
District	
Municipality	
June	2013	(38.3	
hectares)-	
Metropolitan	
Municipality	
December	2013	
(18.6	hectares)	
TOKI-GEDAS	run	
Ismetpasa-Baris	
Renewal	Project	
Fatih	
(Area	a22)	
Metropolitan	
Municipality	
March	2006/Dec	
2009/	Apr	2013	
(14.1	hectares)	
Aug	2013	(30	
hectares)	
TOKI	Protocol	I:	
May	2006;	TOKI	
Protocol	II:	July	
2012	
Ikibinevler	
(Area	a23)	
Metropolitan	
Municipality	
Feb	2011	(30.6	
hectares)	
Oct	2013	(30	
hectares)	
X	
 
Main research questions are adapted for a within-case analysis on Adana to investigate 
whether it is possible to plan redevelopment projects that modernize Adana without burdening 
existing residents.  Assuming that the projects are well-intentioned in Seyhan district, why do 
even these projects practically disregard the undesirable displacement consequences?  In order to 
answer these broader research questions, the following sub-questions for each four designated 
renewal areas are posed: Who are the main actors involved in urban renewal program of Adana 
at neighborhood level? What are the objectives of urban renewal according to these actors?  How 
can we explain choices made in terms of the locations of renewal areas in each neighborhood?  
What are the available choices for the existing residents living in designated renewal areas?  
How is urban redevelopment burdening existing residents in each neighborhood?  What does 
urban renewal practically mean for the existing residents?  In this chapter, the planning process 
in each neighborhood both before and after the central government’s approval of renewal area 
designations is described.  Based on the neighborhood level analysis of the urban renewal 
planning process, themes around the proposed neighborhood change and displacement prospects 
burdening the existing residents are identified. 
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5.2 Renewal Area a11: Urban Renewal Program in Barbaros-Bey Neighborhoods 
Urban renewal proposals in Barbaros-Bey neighborhood has active since April 2013.  The 
Seyhan district municipality is in charge of urban renewal implementation and the renewal 
agenda is based on Renewal Act I.  Based on the preliminary plans for urban renewal, 
declarations of government officials, planning documents and master plan, the urban renewal in 
the area consists of demolition of the existing buildings, redesigning the physical layout of the 
neighborhood and increasing the physical and population density in the area by development of 
new buildings.  According to the zoning codes, the proposed redevelopment in the area consists 
of residential use only. 
5.2.1 Neighborhood Context 
Barbaros and Bey are two neighborhoods adjacent to each other located at the southern fringe of 
the Adana city center.  The southern boundaries of the Barbaros and Bey neighborhoods are 
surrounded by agricultural land.  The first settlement in the area was started by former seasonal 
agricultural workers.  Agricultural workers employed in the farmlands of south Adana used to go 
back to their villages once they were unemployed at the end of the season.  In the 1960s and 
1970s, these temporary workers started settling down near their seasonal agricultural jobs rather 
than going back to their villages.  These villagers started the earlier settlements on cheap 
agricultural land at the fringes of the city.  These settlements started without construction 
permits, title deeds and ignored the zoning regulations. Most of the residents were immigrants 
from southeast Turkey.42  People started forming settlements based on those in their hometowns 
and ethnic identities.  This is the background of how these isolated, disintegrated and 
substandard neighborhoods of the southern Adana started in the first place.  
 
 
 
 
																																								 																				
42	Including	cities	like	Mardin,	Urfa	and	Diyarbakir,	the	main	cities	where	ethnic	Kurdish	population	is	majority.	
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Figure 5.2. View from a street in designated renewal area in Barbaros neighborhood (above) and a house in Bey 
Neighborhood (below) 
 
 
 
 The built environment in the whole neighborhood, including the designated renewal area 
is of very low quality.  There are no high-rises in the neighborhood; the majority of the buildings 
have one- two stories and very few buildings have three or four stories.  The built environment in 
the neighborhood is predominantly former squatter settlements.  These structures were initially 
single story units and over the years, residents have built additional floors to meet their needs as 
their families grew larger through marriages and family expansions.  Some of the street-levels 
have been converted to commercial units, mainly small shops and groceries.  There are a lot of 
incomplete buildings, left in bricks with no coating.  According to the elected neighborhood 
representative (mukhtar), the problem of this area is not only the substandard buildings but also 
the poor infrastructure.  Streets are too narrow; pavements are inadequate and the sewage system 
is not well-functioning.  In case of an emergency, the streets are too narrow for an ambulance or 
fire trucks to pass and function as needed.   
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Barbaros-Bey Neighborhoods are located in the most ethnically diverse parts of the city 
of Adana.  Barbaros is home to the highest concentration of Kurdish population in the whole city 
(Keser 2008, p.202).  And the neighborhood to the north of this area is home to the city’s Arab 
population.  Two migratory waves43 shaped the diverse population composition.  There are 
existing residents who have lived in the area over 40 years and there are some others who have 
been living in the neighborhood for two decades.  The ethnic minorities and the areas they live 
are often associated with organized crime and drug trafficking44 in the city (Gunaydin 2014). 
District municipality officials suggest that the narrow streets with no proper street lighting 
provide a suitable physical environment for criminal activities.  The underinvested physical 
environment combined with marginalized and deprived community with no proper access to 
social services produces a strong stigma on the neighborhood.  Municipal officials are voicing a 
common sentiment that Barbaros-Bey Neighborhoods are areas of crime, blight and decay 
(Interviews 2014).  
5.2.2 Designated Renewal Area 
Figure 5.3 shows the boundaries of the designated renewal area in the Barbaros and Bey 
neighborhoods.  The majority of the renewal area is a part of Barbaros neighborhood and only a 
small part of the renewal area is a part of Bey Neighborhood.  These satellite views are from 
2006 and 2014, covering the period of the urban renewal program starting from the enactment of 
the Renewal Act I in 2005 up until the two years after the enactment of Renewal Act II.  A rough 
comparison of these images suggests that there has been little change in the area during this 
period.  The density in southern parts of the designated renewal area has increased and the 
agricultural plot in the middle of the area basically became a vacant plot and lost its agricultural 
function.  In the close vicinity of the neighborhood, land-uses have changed. But these are not 
radical changes. 
 
 
																																								 																				
43	In	1960s	rural-to-urban	migration	and	settlement	of	the	agricultural	workers	and	in	1990s	forced	migration	due	
to	the	armed	conflict	in	the	Southeast	Turkey.		
44	From	interviews	with	District	Municipality	Official,	Metropolitan	Municipality	Official	and	an	existing	resident	
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Figure 5.3. Designated “urban renewal area” in Barbaros and Bey Neighborhoods and its change over the eight 
years. (October 2006 and June 2014) (Source: Google Earth)  
 
A significant part of the Barbaros and Bey neighborhoods is outside the designated 
renewal area as seen in Figure 5.3.  In terms of physical characteristics, there is no observable 
difference between the area designated as a renewal site and the area that is outside the 
designated renewal area.  In terms of the built environment, social and physical composition in 
the neighborhood, there is no visible change as one crosses the street to leave the designated 
urban renewal area.  Thus, it is hard to tell where the renewal area starts and where it ends 
without tracking the boundaries from a map.  However, there are some intangible differences 
across the renewal area and the area that is outside the renewal zone.  In the last six years, the 
northern edge has appreciated in market value significantly faster compared to the rest of the 
renewal area (Seyhan District Municipality 2015).  
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There is a severe discrepancy between the municipality’s formal plans and the actual 
built environment in Barbaros-Bey neighborhoods designated renewal area.  In particular, the 
northern section of the renewal area in Barbaros Neighborhood contradicts with the blocks, 
streets and zoning codes depicted in the city plan.  Figure 5.4 is a section from the Seyhan 
District’s master plan for the northern blocks of the renewal area.  The yellow shaded regions 
represent the residential area according to the master plan overlaying the satellite view from the 
area.  The current layout of the streets, blocks and buildings is completely different from the 
master plan.  This discrepancy between the actual layout and master plan is apparent in the 
southern sections of the renewal area.  
Figure 5.4. North parcels of designated renewal area in Barbaros Neighborhood taken from the Seyhan District’s 
master plan (Source: Seyhan District Municipality Master Plan)  
 
 
5.2.3 Urban Renewal Actors 
The Council of Ministers announced the renewal area in Barbaros and Bey Neighborhoods in 
April 2013.  This decision is approved based on the Renewal Act I; recall, that according to this 
act, conducting urban renewal is a part of local government’s responsibility.  Thus, upon this 
announcement, the central government authorized the District Municipality to implement urban 
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renewal program in Barbaros and Bey Neighborhood.45 During former leadership46, the district 
municipality contracted with a state-owned enterprise, GEDAS to proceed with urban renewal 
project in the designated area.  GEDAS came up with a preliminary project for the area and this 
was also shared with the public.  This project lays out the proposed urban design, density, 
building heights, and number of units to be produced through the renewal.  It does not show 
which units are offered to the property owners in the area, how many units will be offered to 
market or at what rate.  In other words, the preliminary plan shows how the district municipality 
envisions the neighborhood in the aftermath of the renewal.  
Figure 5.5 Proposed renewal project for Barbaros-Bey neighborhoods at preliminary planning stage by Seyhan 
District Municipality in partnership with GEDAS (Source: Seyhan District Municipality). 
  
 
The proposed renewal for the Barbaros-Bey neighborhood area has not made any 
progress beyond these preliminary plans.47  This is partly because of the change in the local 
government leadership after the municipal elections in March 2014.  For the previous leadership, 
urban renewal in Barbaros-Bey neighborhood was a campaign promise they used for the 
																																								 																				
45	According	to	the	Renewal	Act	I,	authorization	of	the	district	municipalities	needs	approval	of	the	Metropolitan	
Municipality.	In	the	case	of	Adana,	Metropolitan	Municipality	supports	district	municipality’s	urban	renewal	
agendas.		
46	In	March	2014,	municipal	leadership	changed	as	a	result	of	the	local	elections.	
47	In	March	2016,	the	Seyhan	District	Municipality	has	announced	an	updated	project	for	the	Barbaros-Bey	
neighborhoods.	The	architectural	project	is	almost	the	same	as	the	previous	leadership’s	project.	Plans	are	
approved	by	the	Ministry	of	Environment	and	Urban	Planning,	meaning	that	to	physically	start	the	project,	the	
next	stage	is	to	negotiate	with	the	property	owners	in	the	area.	This	recent	development	suggests	that	the	urban	
renewal	project	of	the	previous	leadership	is	pursued	by	the	new	leadership	in	the	municipal	government,	with	the	
support	of	the	central	government	bodies.	TOKI	will	develop	the	project,	meaning	that	the	local	construction	
business	will	not	be	involved	with	the	project	delivery.	In	the	press	meeting,	the	Seyhan	mayor	introduced	the	
renewal	project	for	Barbaros-Bey	area	as	a	part	of	the	effort	to	fight	the	youth	substance	abuse	and	terrorism.	
Framing	urban	renewal	projects	as	a	part	of	fight	against	terrorism	is	new	in	the	development	policy	discourse	of	
the	government.	It	is	interesting	to	see	that	there	is	a	conceptual	link	emerging	between	the	support	for	urban	
renewal	projects	and	prioritization	of	neighborhoods	that	are	somehow	associated	with	anti-government	terrorist	
activities.	
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municipal elections.  The new leadership in the mayor’s office does not disown or oppose the 
proposed renewal project in the area, but the changes in the leadership disrupted the 
implementation process.  Figure 5.5 are actually from the former municipal government and 
GEDAS’s proposed renewal project. 
 
The Seyhan district municipality’s current leadership prioritizes renewal in Barbaros-Bey 
Neighborhoods over the other designated renewal areas.  Municipal officials publicly announce 
the municipality’s efforts in starting urban renewal physically in the short run. The Deputy 
Mayor of Seyhan, who is also responsible of urban renewal program in the district, asserts that 
these neighborhoods are the most deprived areas in the whole city and because they are very 
central, redevelopment is urgent in this designated renewal area (Interview with Aydin). 
However, the municipal officials are concerned with the ownership structure in these 
neighborhoods.  Land ownership in the area is very fragmented because of the conditions under 
which the settlement in the neighborhood started in the first place.  Many residents own very 
small plots, on which they gradually built their own units.  The majority of the buildings are of 
very low standards in terms of the construction quality, with one to two stories.  This makes the 
area very dense horizontally while vertical density is very low.  All these factors combined 
increase the number of people who have legal claims to existing property in the renewal area but 
each rightful owner has very small shares in terms of market value.  Thus, monetary 
compensation they are entitled to is very low because of the low exchange value of their 
property. Municipal officials consider this as a potential source of conflict over the reconciliation 
with the existing residents for urban renewal.  
 
In conflict with the municipality’s statements, Bey Neighborhood’s mukhtar believes that 
their neighborhood is not prioritized for renewal and he does not take the urban renewal talks 
seriously.  He thinks that urban renewal is not happening anytime soon simply because of the 
city plans.  According to the mukhtar’s statement, their neighborhood is still designated as an 
agricultural zone in land use plans.  The majority of the neighborhood is not formally a 
recognized as a residential area in city plans:  
“Technically, they cannot implement urban renewal in our neighborhoods because our 
neighborhood is still partly an agricultural land according to the zoning. To implement urban 
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renewal, they first need to revise city plans, convert the agricultural land for residential use to 
plan for urban renewal. Almost all of the buildings in this neighborhood are illegal; 
constructions without permits.” (Interview, July 2014) 
Mukhtar personally supports urban renewal because he thinks renewal is the only way to 
improve the substandard physical environment in the area.  However, the residents living in the 
area are divided in their opinions on urban renewal in their neighborhood.  Residents in general 
agree that built environment quality is poor; there is no strong opposition with the idea that urban 
renewal is necessary for the neighborhood in principle.  Some of the existing residents consider a 
policy intervention comprehensive enough like urban renewal as the only way out for resolving 
the severe infrastructural problems.  Opponents of urban renewal associate renewal as the 
government’s excuse to restructure the residents’ profile in the neighborhood by replacing them 
with the more affluent residents.  According to the mukhtar, opponents of urban renewal have 
emotional reasons.  They do not want to give up on their family homes and memories. They do 
not want their homes to be demolished and replaced by new constructions.   
5.2.4 Summary 
In summary, the district municipality’s stated objective for urban renewal in Barbaros- Bey 
Neighborhoods is to improve the physical structure and infrastructure in the area.  Their 
assumption is that, an improved built environment will help to create a safe and healthy living 
environment.  There is a strong emphasis on the physical geography of the renewal, yet the 
human geography of renewal is rarely addressed.  In other words, for whom this proposed 
physical improvement is for is not clear.  The district municipality uses a sweeping statement 
like “erasing the blight” and reduces the problems of the neighborhood to the substandard built 
environment since former squatter settlements developed into substandard multi-story buildings 
with inadequate infrastructure.  Basically, zoning regulations are not enforced in the 
neighborhood.  For the time being, current residents in the area do not oppose to the idea of 
renewal in the area.  However, there is miscommunication between the authorized actors in 
implementing the program and the existing residents living in the area.  Both the former and the 
current district municipality leadership prioritize the renewal in the area and both seem willing to 
contract with the central government’s housing administration, TOKI, to pursue their urban 
renewal program.  The change in the municipal leadership and the political party in office did not 
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cause any change in the urban renewal agenda in the case of Barbaros-Bey Neighborhoods.  
However, the existing residents do not take the short term urban renewal goals seriously and do 
not think the municipality will achieve their redevelopment objectives soon.  Residents’ 
perceptions of urban renewal in terms of the implementation contradict with the municipality’s 
agenda.  
5.3 Renewal Area a21: Urban Renewal Program in Ismetpasa Neighborhood 
5.3.1  Neighborhood Context 
Settlement in the Ismetpasa48 Neighborhood started roughly in the early 1990s.  Compared to the 
other designated renewal areas in the Seyhan district, Ismetpasa is a more recent settlement. 
Primary residents of the area are ethnic Kurds, who arrived in Adana along with the forced 
migration induced by the armed conflict in the southeast Turkey.  Today, the neighborhood 
population consists mainly of Kurds (Keser 2008, p.203) and, to a large extent, Ismetpasa is 
home to a migrant community instead of locals from Adana.  As in the case of the Barbaros-Bey 
neighborhoods, the early settlements in the neighborhood were in the form of squatter 
settlements.  People built their basic, single story, rudimentary homes by helping each other.  
Depending on the changing needs of the family, most of the residents constructed additional 
stories on top of the existing ones.  Most of the existing residents in the neighborhood are 
homeowners.  Tenant occupancy has been typically low in the neighborhood.  There has been a 
recent increase in tenant occupancy due to the influx of Syrian refugees into the city.  The 
relatively low rents and central location of the neighborhood make it a reasonable area to settle 
down for the deprived refugee community as it once was for the Kurdish immigrants from 
southeast Turkey back in 1990s.  
 
 
 
 
																																								 																				
48	Ismetpasa	neighborhood’s	population	is	12,213	according	to	2014	census.	
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Figure 5.6. View from a street in designated renewal area in Ismetpasa neighborhood (above) and a building in the 
same area (below).  
 
 
  
 The Ismetpasa neighborhood differs from the other designated renewal zones because it 
is home to the first urban renewal project in Adana.  The first phase of the urban renewal 
program in Ismetpasa was finalized in 2013 as a part of the former district leadership’s urban 
renewal program.  The former leadership contracted the renewal project49 with the central 
government’s housing enterprises TOKI and GEDAS.  The project execution has been 
problematic.  The delivery of new units has been postposed multiple times and overall it took 
longer than was originally promised with great uncertainty about timing.  The Ismetpasa Housing 
Project is not a typical urban renewal project because it does not involve replacement of old 
buildings with new ones.  Instead, it is basically a land use conversion from agricultural to 
residential use.  The project site used to be an orange grove before the district municipality 
																																								 																				
49	 Ismetpasa-Baris	Neighborhoods	Urban	Renewal	Project-	Kiyikent	Evleri.	
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announced it as renewal zone. Technically speaking, there is no direct displacement 
accompanying this “renewal” project.  Figure 5.7 shows the finalized blocks as a part of the 
larger housing project from outside the project area. 
Figure 5.7. First phase of Ismetpasa Urban Renewal Project completed in 2013. 
  
 
5.3.2 Designated Renewal Areas  
Figure 5.8 shows the boundaries of the Ismetpasa neighborhood and the designated renewal 
areas.  Designated renewal areas in the neighborhood consist of three separate zones.  The first 
renewal zone is where Adana’s first urban renewal project is conducted; only a part of this 
renewal project is finished and this completed part is referred to as the ‘first phase of Ismetpasa 
renewal project.”  The whole renewal area is shaded in blue.  The second renewal zone was the 
announced by the Council of Ministers in December 2013 based on Renewal Act II.  The whole 
renewal area is shaded in red; the third renewal zone was announced by the Metropolitan 
Municipality in June 2013 based on Renewal Act I (Metropolitan Municipality City Council 
Decree No.136 in 06/12/2013) and the renewal area is shaded in green.  Figure 5.8 are the 
satellite views from April 2011 and from June 2014.  The primary difference between these two 
images is that a part of the renewal project in area 1 is constructed.  The orange groove has been 
replaced with 30-highrise blocks that consist of 1,398 housing units.50  
																																								 																				
50	Source:	TOKI	Retrieved	from	http://www.toki.gov.tr/illere-gore-uygulamalar/2099	in	May	2015.	
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Figure 5.8. Designated renewal areas in Ismetpasa Neighborhood Left: April 2011 Right: June 2014 (Source: 
Google Earth) 
 
 The size of renewal area-one is 25 hectares (about 62 acres); the renewal area-two is 
about 18 hectares (about 45 acres) and the renewal area-three is about 40 hectares 
(approximately 100 acres).  Interestingly, renewal areas two and three have an intersection of 
eight hectares.  There is no observable difference between the built environment in designated 
renewal area and the sections outside the renewal areas.  Only the recently constructed high-rise 
buildings are distinctive among the rest of the environment in the whole neighborhood.  The 
majority of the buildings in the neighborhood are of low-quality construction and most of them 
started as single-story squatter settlements. They are well maintained especially compared to the 
ones in Barbaros-Bey.  The physical infrastructure is reliable; streets are wide enough so the 
arguments of decaying and poor infrastructure do not strongly apply to the Ismetpasa area.  Also, 
the neighborhood is not criminalized or associated with drug trafficking, petty crime, etc. like the 
southern neighborhoods in the Seyhan District.  
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5.3.3 Actors 
Urban renewal governance in the Ismetpasa neighborhood is fragmented.  Authorities in charge 
of implementing urban renewal projects overlap not only physically but also legally.  In 2011, 
the Seyhan District Municipality contracted with TOKI to initiate an urban renewal program in 
the neighborhood before the enactment of the Renewal Act II so it was initiated under the 
Renewal Act I.  Figure 5.9 shows the complete proposed redevelopment in the area.  The first 
phase of the renewal project involves construction of 30-story highrise blocks on the north and 
east edges of the renewal area.  The project physically started in October 2012 and the 
construction of the first phase is finished in October 2013.  The subsequent phase of this renewal 
project consists of 25-story highrise blocks and the social facilities to the south of the residences.  
Figure 5.9. Seyhan District Municipality and TOKI/ GEDAS partnership’s proposed renewal plan for Ismetpasa 
Neighborhood. The plan is only partially implemented, which is less than half of the construction presented on the 
left. The project is realized only on the former orange grove. (Source: GEDAS) 
 
While the district municipality was pursuing its urban renewal agenda in partnership with 
the central government’s housing enterprises, the Metropolitan Municipality announced a 
separate urban renewal area in the east-end of the Ismetpasa Neighborhood in June 2013.  This 
decision by the Metropolitan Municipality is also based on the Renewal Act I and involves three 
other neighborhoods51 (Adana Metropolitan Municipality Strategic Plan 2014-2019, p.95). 
Before the end of 2013, the Ministry of Environment and Urbanization became a part of the 
urban renewal program in the Ismetpasa Neighborhood.  The Ministry announced an area 
between the other two designated renewal areas as “risky area” in December based on Renewal 
Act II.  The Ministry’s urban renewal decision was based on the claim that the built environment 
																																								 																				
51	The	other	neighborhoods	included	in	the	urban	renewal	designation	are	Mithatpasa,	Denizli	and	Narlica.	
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in the neighborhood was non-resilient (Ministry of Environment and Urbanization 2014).  Later, 
in February 2014, the ministry authorized the district municipality to conduct urban renewal in 
this area.  
The two renewal areas in Ismetpasa neighborhood physically intersect, meaning that the 
same area is designated as a renewal area under both renewal acts and this area is part of both the 
district and the metropolitan municipality’s urban renewal agendas.  In summary, the urban 
renewal program in the Ismetpasa Neighborhood is divided between the two tiers of local 
government: the district municipality is in charge of renewal in the west sections and the 
metropolitan municipality is in charge of renewing the east sections of Ismetpasa neighborhood. 
And the designated renewal areas of each municipal entity overlap in the middle.  
The current mukhtar (headman) of Ismetpasa was in office while the former district 
municipality leadership implemented the urban renewal program in the neighborhood.  He says 
he supported the renewal when it was initiated but now he regrets that mainly because he is 
missing the orange trees, which had symbolic meaning for their neighborhood.  He thinks that 
Ismetpasa is designated as renewal area because it is profitable for interest groups.  He mentions 
that “The other side of the street is not designated as renewal zone although houses in that part 
of the neighborhood are much older and worn off. This side of the canal has a higher market 
value. If land on this side of the road did not value as much, then they would not designate it as 
renewal area. They will demolish our houses and build shopping malls, luxurious residences.” 
(Interview, July 2014)  
Existing residents note that buildings in the Ismetpasa area are not old; the oldest 
buildings date from the 1990s and they are low buildings so they are not risky.  A common 
sentiment is that the urban renewal logic is based on “taking from the poor and giving it to the 
rich.  That is the summary of everything under the name of urban renewal. Rich get richer and 
the poor get poorer” (Interview with Ismetpasa Resident 2014).  Mukhtar gives an example of 
single landowner in the orange grove, where the first phase of urban renewal in Ismetpasa has 
been conducted.  In return for his land, he received 94 apartment units, all with four bedrooms.  I 
did not follow up whether his example reflects the truth but at least that is what existing residents 
and the elected representative of the neighborhood believe.  Their main concern and complaint is 
that nobody asks the ordinary people in the neighborhood about what they want or expect from 
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urban renewal.  The shared anxiety among people of Ismetpasa is that they will incur heavy debt 
that they cannot pay if they want to own a house as a part of redevelopment.  Since they cannot 
afford to pay, they say they would have to move wherever they can afford a shelter. 
5.3.4 Summary 
The urban renewal program in the Ismetpasa Neighborhood was initiated in 2011 when the 
district municipality contracted with TOKI to carry out the redevelopment.  The central 
government’s involvement in urban renewal in Ismetpasa has been inconsistent.  The delivery of 
housing units took much longer than planned and announced.  Rightful owners were uninformed 
about the process.  TOKI left the municipality out in the bureaucratic process and became 
inaccessible for the locals.  Also, this first phase of the renewal in the west end of Ismetpasa is 
not really an urban renewal project but a land-use conversion project.  The project site used to be 
an orange grove and it has been basically transformed from agricultural to residential area.  The 
former district municipality leadership prioritized this area to pursue their urban renewal 
program but the current leadership does not share similar views.  So the changes in the municipal 
leadership and the political party in office will potentially affect the progress of urban renewal 
agenda in the Ismetpasa Neighborhood.  The existing residents are critical of the part of the 
urban renewal project that has been finalized because of the destruction of productive 
agricultural land as well as bad management of the project by TOKI.  Existing residents also 
believe that the project reinforced the existing inequalities.  Most of the residents do not believe 
that the urban renewal project will actually start in the short term.  So, they do not think urban 
renewal constitutes a threat of displacement in the short term because the municipality prioritizes 
renewal in other areas in Seyhan.  Mainly for this reason, there is no solid public reaction or 
opposition to the renewal agenda in the neighborhood.  
 
 
5.4 Renewal Area a22: Urban Renewal Program in Fatih Neighborhood 
5.4.1 Neighborhood context 
Fatih Neighborhood was founded towards the end of 1960s by migrants from the villages of 
Adana who moved to the city for economic reasons (Copuroglu 2006).  Fatih Neighborhood’s 
residents are mostly Adana’s local population but from the rural parts of the province.  People 
settled down on their in-migration routes as they moved from towns and villages to the city 
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center, like they did in in Fatih neighborhood as well.  This neighborhood is one of the least 
diverse areas in the city (Keser 2008, p.203).  Settlement started on former agricultural plots that 
were often jointly owned by family members.  New immigrants from the villages constructed 
their own single-story shelters by dividing these jointly owned plots into smaller parcels.  
Buildings in this neighborhood are predominantly informal structures, without construction 
permits.  In the late 1980s and early 1990s, land owners were assigned title deeds for their 
housing units based on the squatter settlement amnesty laws.  
Figure 5.10. View from the roof of a house in designated renewal area in Fatih neighborhood (above) and a street in 
the same area (below).  
 
 
As the city of Adana sprawled, Fatih neighborhood52 became an inner-city neighborhood. 
Most of the existing residents in Fatih neighborhood are homeowners and tenant occupancy is 
																																								 																				
52	According	to	the	2014	census,	Fatih	Neighborhood’s	population	has	reached	20,873.	
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low in the area.  Property owners built additional stories to their shelters and density increased 
spontaneously over the years.  Lower levels of the buildings facing larger streets were converted 
to commercial units while the residents used higher levels as multi-family dwellings. In general, 
there are three to four families living together in these spontaneously developed detached units.  
Homeowner residents of the Fatih Neighborhood are distrustful of the pending urban renewal 
project because they believe that what they will get in return of their current houses will not be 
large enough to accommodate their household completely.  Fatih neighborhood residents are 
predominantly low-income groups.  Since the majority of existing residents live at subsistence 
levels, paying extra for housing is beyond their financial capacities.  
5.4.2 Designated Renewal Area 
Figure 5.11 shows the designated urban renewal zones based on both renewal acts and the Fatih 
Neighborhood’s boundary.  The area shaded in blue is the primary renewal area in Fatih 
Neighborhood.  The Metropolitan Municipality designated this area as urban renewal site based 
on the Renewal Act I in 2006.  The area shaded in red is announced as renewal area by the 
Ministry of Environment and Urbanization based on the Renewal Act II in August 2013.  These 
two satellite views are from 2006 and 2014 respectively.  The structure of the designated renewal 
area has not changed in the course of eight years.  The vacant plots constitute an important part 
of the designated renewal area and remained vacant over the years.  There was no new 
development within the neighborhood boundaries in this period.  The only major change over 
these years has been the expansion of the designated renewal area.  
The major change in the course of eight years is not within the designated renewal site, 
but in the area to the west of the Fatih Neighborhood.  In October 2006, the area was by and 
large an agricultural zone.  Starting in 2010, the density in the area increases with land-use 
conversions from agricultural to residential use. New high-rise buildings immediately followed 
this land-use conversion.  According to the Metropolitan Municipal officials, low density in the 
designated renewal site presented an opportunity for feasible urban renewal.  Lower urban 
density is an advantage for the implementation because it gives room for increasing density to 
reap higher economic rent from the redevelopment. This allegedly increases the “profitability” of 
new development.  
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 Again, built environment within and outside the designated renewal area is alike. 
Buildings in whole neighborhood including the designated renewal area are predominantly low 
quality constructions. The settlement in the neighborhood started in the form of squatter 
settlements and developed spontaneously over the years.  The Ministry of Environment and 
Urbanization’s reason for designating this area as urban renewal zone was that “the structure of 
the built environment is vulnerable to earthquakes” (Ministry of Environment and Urbanization- 
Seven renewal areas in Adana).  
Figure 5.11. Designated “Risky Area” in Fatih Neighborhood and the neighborhood boundaries (October 2006 and 
June 2014) 
	
	
5.4.3 Actors  
Fatih Neighborhood has been a part of Adana Metropolitan Municipality’s urban renewal 
program since 2006.  The Metropolitan Municipality’s City Council approved the first renewal 
area decision in March 2006 based on the Renewal Act I and immediately contracted with TOKI 
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to conduct a joint urban renewal project (Adana Metropolitan Municipality Strategic Plan 2010-
2014, p.32; Strategic Plan 2015-2019, p.92).  Based on Renewal Act I, the City Council extended 
the designated renewal area in March 2008 and in December 2009.53  In July 2008, TOKI 
initiated face-to-face meetings with property owners in Fatih neighborhood.  These reconciliation 
meetings between TOKI representatives and Fatih residents did not lead to any solid action. 
TOKI dissolved its partnership with Adana Metropolitan Municipality in August 2009 (Adana 
Metropolitan Municipality Strategic Plan 2010-2014, p.35).  TOKI declared that they dissolved 
the partnership due to poor communication with the local government.54  The Metropolitan 
Municipality pursued the urban renewal agenda in Fatih by itself and contracted with a private 
consultant company for the architectural project in April 2012.  Figure 5.11 shows the proposed 
redevelopment for the area designated as renewal site based on the Renewal act I in 2006.  No 
further projects developed for the most recent renewal area.  
Figure 5.12. Proposed renewal project for Fatih neighborhood at preliminary planning stage by Metropolitan 
Municipality in partnership with Kentsel Donusum Inc. (Source: Kentsel Donusum Inc by Dogukan Imar). 
        
 
While the private consultants were making preliminary plans for the redevelopment, the 
City Council approved an expansion of the designated renewal area in Fatih Neighborhood in 
April 2013, again based on the Renewal Act I.  The size of the renewal area reached 14.1 
hectares.  In August 2013, the Ministry of Environment and Urbanization announced a part of 
																																								 																				
53	The	initial	size	of	the	designated	urban	renewal	site	is	9.6	hectares	(23.72	acres)	and	in	2009	increased	to	11.4	
hectares	with	inclusion	of	plots	in	the	north	of	the	neighborhood.	
54	TOKI	completed	a	housing	project	of	224	units	in	Gurselpasa	Neighborhood	(1.8	miles	to	the	northwest	of	Fatih	
Neighborhood	renewal	area)	in	2010	(www.toki.gov.tr).	TOKI	reserved	majority	of	these	units	for	property	owners	
in	Metropolitan	municipality's	urban	renewal	project	areas.	After	TOKI	terminated	the	protocol	for	Fatih	
Neighborhood	Renewal	Project,	TOKI	put	these	reserved	units	on	the	market	for	sale.	 
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the Fatih Neighborhood as risky area to be redeveloped based on the Renewal Act II. However, 
area designated as renewal area based on this decision overlaps with the area that was already 
designated renewal area based on Renewal Act I.55  The ministry transferred the executive 
authority to the metropolitan municipality in September 2013. 
The Mukhtar of Fatih Neighborhood personally supports the ideals of urban renewal.  He 
considers urban renewal as a social imperative to build communities wherein residents can live 
in dignity.  He is not critical of the objectives of urban renewal and agrees that their 
neighborhood needs an ambitious redevelopment effort, but he thinks that urban renewal 
implementations have gone wrong from the very beginning.  He asserts that municipalities 
typically sacrifice existing residents in renewal areas because the majority cannot afford to live 
in their neighborhoods once the redevelopment is completed.  A general sentiment of existing 
residents, including the mukhtar, is that urban renewal in practice is no more than a business 
opportunity for TOKI to generate resources for its budget.  An existing resident suggest that “The 
theory and practice of urban renewal have diverged from each other” (Interview, July 2014). 
Existing residents believe that the way in which urban renewal projects are designed is not 
capable of accommodating all residents in their own neighborhoods.  Residents in this 
neighborhood do not make enough money to take on long term loans.  
The Mukhtar of Fatih Neighborhood suggests that their neighborhood is not prioritized 
for urban renewal.  He revealed that Municipal officials informed him that Barbaros-Bey 
Neighborhoods were the first areas to be transformed in the whole city. Existing residents of 
Fatih are well aware of a pending urban renewal program that will eventually affect their 
neighborhood, but not in near future.  Existing residents are distrustful of the Municipality 
because they think whoever is involved in urban renewal is seeking his/her own profits and 
economic returns.  An existing resident suggests that the municipality could not succeed in urban 
renewal in the past (referring to previous attempts in partnership with TOKI) because everybody 
was seeking his/her own interests, at the cost of collective returns. The Mukhtar also criticizes 
the “risky area” designation in their neighborhood.  He claims that their neighborhood stands on 
solid ground and is not prone to earthquake risk: “Instead of using the earthquake risk excuse, 
																																								 																				
55	The	Ministry	designated	this	extra	30	hectares	land	as	“risky	area”	upon	Metropolitan	Municipality’s	request	
(Adana	Metropolitan	Municipality	Strategic	Plan	2015-2019,	p.93).	
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they should have thought of redeveloping the neighborhood because of unhealthy living 
environment for the residents. Plus, there is no technical analysis and assessments conducted in 
our neighborhood before it was designated risky area. It is just a claim.”  Metropolitan officials 
accept that buildings are not properly examined before large sections of neighborhoods are 
designated as renewal areas but they still justify these decisions based on overall soil type and 
shaking hazard measures at district levels.  Also, most of the buildings in this neighborhood have 
no construction permits so there is no evidence to support the contrary.   
5.4.4 Summary 
In summary, urban renewal in the Fatih neighborhood predates the recent urban transformation 
program marked by the enactment of Renewal Act II.  The area has been recognized as a renewal 
site since 2006 under the Renewal Act I, where urban renewal is marked as a part of 
municipality’s responsibility.  The urban renewal agenda for the Fatih neighborhood is 
fragmented under the two urban renewal legislations that are at play.  The boundary of the 
designated renewal zone in Fatih Neighborhood has expanded (from 14.1 hectares) as additional 
plots are designated as “risky areas” (to 44.1 hectares).  Basically, the same region is designated 
as a renewal area under both Renewal Acts I and II.  It is prone to cause bureaucratic, legal and 
procedural obstacles at future stages of redevelopment.  The neighborhood is also under pressure 
from land-use conversions and the new developments on its west side.  The existing residents are 
critical of the central government’s urban renewal policy and local government’s renewal 
practices. They do not think the renewal is good-especially in terms of improving the living 
standards of the existing residents. Instead, the involved actors are perceived to be motivated by 
economic returns from their investments.  Current residents also do not take the municipality’s 
short term urban renewal goals seriously. This is mainly because the urban renewal talks have 
been ongoing almost for a decade without any real action.  So the current residents do not think 
the municipality will pursue its redevelopment objectives anytime soon.  
 
5.5 Renewal Area a23: Urban Renewal Program in Ikibinevler Neighborhood 
5.5.1 Neighborhood Context 
The Ikibinevler Neighborhood was founded in the mid-1990s.  It is one of the few 
neighborhoods in Adana that is not characterized by informality and zoning violations.  The 
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Ikibinevler Neighborhood was built as a part of municipal efforts to produce social housing to 
meet housing demands of low income groups as a viable alternative to squatter settlements.  It is 
a part of “New Adana Mass Housing Zone” in the northern Seyhan District.56 This municipality-
led project consists of 2002 residential units and 60 commercial units and was constructed 
between 1990 -1994 (Adana Metropolitan Municipality Strategic Plan 2010-2014, p.35).  The 
Metropolitan Municipality’s goal was to support homeownership among low-income groups and 
ultimately prevent informal housing production.  Because the neighborhood was founded as a 
part of the municipal social housing plan, almost all of the buildings in the area have legal 
construction permits.  
 
Figure 5.13. View from a street in designated renewal area in Ikibinevler neighborhood (above) and a building in the 
same area (below). 
  
 
 
 
 
 
																																								 																				
56	Metropolitan	Municipality	conducted	these	social	housing	projects	through	a	municipal	enterprise	called	“The	
New	Adana	Development	and	Construction	Inc.	(Yeni	Adana	Imar	Insaat	A.S.)”.	This	municipal	enterprise	was	
founded	in	1986	and	99.9%	shares	owned	by	the	Adana	Metropolitan	Municipality	(Adana	Metropolitan	
Municipality	Strategic	Plan	2010-2014,	p.29).	
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Figure 5.13. (cont.) 
 
 
Existing residents are predominantly locals from Adana.  Most of them are retired civil 
servants and workers who have regular, secure income.  This made it possible for them to afford 
long term loans for their housing units.  However, the tenure structure is complicated in the 
neighborhood.  Although most of the residents in the neighborhood are de facto homeowners, 
they do not have formal title deeds.  Due to a bureaucratic failure, the municipality failed to 
assign the de facto owners’ formal title deeds.  In other words, the homeownership in the 
neighborhood is not de jure; the use rights are still held by the Municipality.  Tenant occupancy 
is low in the neighborhood.  A majority of the residents live on their pensions, meaning that they 
have steady but very limited income. Because the residents depend on their limited budgets, most 
of the buildings are underinvested and undermaintained.  Yet, there are no infrastructural 
problems in the neighborhood. There is no social stigma attached to the neighborhood in terms of 
blight or decay. 
 
5.5.2 Designated Renewal Area 
Figure 5.14 shows the designated urban renewal area and the Ikibinevler neighborhood’s 
boundary.  The Ministry of Environment and Urbanization announced the “risky area” status of 
the shaded region under the Renewal Act II in October 2013.  The two satellite views of the area 
are from 2006 and in 2014 respectively.  The density or the structure of the designated renewal 
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area did not change in the course of eight years.  Not all but most of the vacant plots remained 
vacant and there has been no new development in the area within the given period. 
 
Figure 5.14. Satellite view of the Ikibinevler Neighborhood boundaries and designated renewal zone  
(Views from October 2006 and November 2014) 
 
 
 
Unlike the stability in the designated renewal zone, the region surrounding the Ikibinevler 
Neighborhood has changed significantly in the course of eight years. In October 2006, especially 
the south of Ikibinevler was really low in density and mostly used for agriculture. The opening of 
a new major road to the southwest of the renewal zone attracted growth, with increase in density 
in the area and land-use conversions from agricultural to residential use. The land-use conversion 
is followed by new high-rise buildings.  Moreover, unlike the other neighborhoods studied in this 
chapter, the built environments within and outside the designated renewal area are very different.  
Outside the renewal zone, there are new developments, high-rise and luxury apartments, whereas 
within the renewal zone the buildings are simple, modest, low-cost structures. 
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5.5.3 Actors 
The Metropolitan Municipality designated Ikibinevler as an urban renewal site initially in 
February 2011 based on the Renewal Act I.  By then, this was the only legal framework for 
urban renewal program.  The total size of the designated urban renewal area is 30.6 hectares. The 
Metropolitan Municipality contracted with a private consultancy firm in 2012 for preliminary 
plans and architectural project.  Yet, the proposed project designs are not disclosed to the public. 
In October 2013, this designated urban renewal zone was also designated as a “risky area” by the 
Council of Ministers based on the Renewal Act II and the Ministry transferred the executive 
authority to the Metropolitan Municipality right away.  Similar to the Ismetpasa and Fatih cases, 
the two renewal acts overlap in Ikibinevler neighborhood’s redevelopment process.  
Metropolitan Municipality initiated the renewal program under the former legislation and the 
Ministry later announced the same area as “risky” to be redeveloped as a part of the Renewal Act 
II. TOKI was never involved with the renewal in the Ikibinevler neighborhood.  The 
municipality has not made any investment in the urban renewal process in the neighborhood.  
Interviews with Metropolitan Municipal Officials also confirm that Ikibinevler is not a part of the 
current plans and immediate urban renewal agenda of the municipality. 
The Mukhtar states that the residents are not informed about the pending urban renewal 
project that will affect their neighborhood.  One month before the Ministry announced their 
neighborhood as a “risky area” under the Renewal Act II, municipality staff visited the 
neighborhood.  They investigated the neighborhood superficially and left.  In terms of urban 
renewal, nothing has happened in Ikibinevler since then.  Existing residents believe that their 
neighborhood was designated as a risky/renewal zone because the land value is high.  Existing 
residents claim that the only reason why Ikibinevler was designated as a renewal area is because 
of its locational advantage. The “risky area” decision is not more than a claim, they think. 
Mukhtar says “Buildings in our neighborhood have survived the strongest earthquakes without 
any significant damages. That actually proves the strength of our buildings. Also, there was no 
risk assessment on our buildings anyways, nobody collected samples from the buildings to test 
resilience. They made very simple assessments in very few buildings but designated the whole 
neighborhood as risky area” (Interview 2014).  Metropolitan municipal officials do not fully 
support the risky area decision for this area either. The buildings were built according to the 
	 109	
construction codes but have been undermaintained over the years.  This area is considered for 
urban renewal mainly because the density in this area is below its surroundings and what the city 
development plan allows for. Thus, the land is underutilized. 
Existing residents suggest that they do not oppose urban renewal in principle. But they 
want to know what the Municipality offers them for their units.  As long as they receive an 
apartment comparable to what they have now, they support the renewal. At this stage, there is 
almost total uncertainty about the implementation process; residents are waiting for more 
information and, as a result there is no consensus among the residents.  A resident noted that 
urban renewal talks always take place in the context of an election.  The neighborhood is 
designated as a renewal site around the previous municipal elections; now the presidential 
elections are coming: “Nobody is willing to take a further step within the context of this much 
uncertainty” (Interview, July 2014). 
 
5.5.4 Summary  
In summary, the urban renewal agenda for the Ikibinevler neighborhood predates the enactment 
of Renewal Act II.  The metropolitan municipality initially announced the redevelopment agenda 
in 2011 under the Renewal Act I.  Later, the whole area was designated as a “risky area” under 
the Renewal Act II.  The Metropolitan Municipality is in charge of the renewal in the 
neighborhood but the area has not been prioritized for urban renewal according to the 
Municipality’s program.  The tenure structure is complicated for the existing residents. The 
residents are de facto owners of the housing units.  There is a protracted problem between the 
residents and the metropolitan municipality about assigning the formal title deeds to the rightful 
owners who have paid for their dwellings.  The neighborhood is also under pressure of the land-
use conversions and the new developments in the vicinity.  The existing residents do not think 
the renewal is motivated by good intentions but for higher economic rents for the real estate 
sector.  They also do not think the municipality will pursue the redevelopment objectives 
anytime soon.  The progression of redevelopment initiative in the Ikibinevler neighborhood has 
commonalities with other neighborhoods analyzed in this section.  However, Ikibinevler stands 
out among the other neighborhoods because it is a planned area and a social housing project 
implemented by the Municipality itself.  
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5.6 Conclusion 
In Seyhan district of Adana, the local government’s main urban renewal objective is physical 
modernization.  Modernization objectives have multiple aspects.  First, urban renewal projects 
mechanisms to formalize the informality in built environment that is developed simultaneously 
regardless of the land-use plans.  Informality in the form of building codes and land use 
violations is a common characteristic among the designated renewal areas.  Residents of the 
designated renewal areas often have ill-defined legal entitlements to their dwellings.  From the 
perspective of the local government, urban renewal projects provide an opportunity for a formal 
definition of the legal entitlements to property.  As a corollary of being beyond the planning 
regulations, the provision of basic services and the infrastructure is also inadequate in these 
neighborhoods.  Improving the infrastructure in designated renewal areas is the second aspect of 
the modernization efforts.  Finally, the local government often associates designated renewal 
areas with criminal activities such as drug trafficking, robbery, and civil unrest.  Local 
government also seizes urban renewal projects as an opportunity for eliminating crime that is 
often linked to substandard physical environments.  
 Prolonged planning processes for urban renewal projects are also related to the 
complexity of the available urban renewal legislations.  In Adana, there are multiple cases where 
the same area is designated as a renewal site under both renewal acts.  This overlap between the 
urban renewal legislations challenge the research design of this study because the research 
design is based on the assumption that both renewal acts are separate and mutually exclusively in 
terms of their use and implementation.  On the contrary, except from renewal area a11 
(Barbaros-Bey neighborhoods), each designated renewal area became renewal sites based on 
both renewal acts.  This has two implications.  First, the urban renewal projects have been a part 
of the local government’s agenda even before the national urban renewal efforts intensified with 
the enactment of Renewal Act II.  Hence, the urban renewal goals in Adana predate the more 
recent policy objectives of the central government. Secondly, the planning for urban renewal 
projects has become disorderly because it is not clear which legislation is binding for planning 
purposes.  The Adana case suggests that the complexity in urban renewal legislation negatively 
affects the integrity and the consistency of the planning efforts for renewal. 
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 Designated urban renewal areas in Adana potentially fall behind their immediate 
surroundings. Some of the neighborhoods have been designated as renewal sites for almost a 
decade now (i.e., renewal area a22 Fatih Neighborhood), and inclusion in urban renewal plans 
for years without any concrete projects or reliable timelines for completion discourages 
investment and upkeep in these areas both at the household and the local government levels. 
Residents are discouraged to maintain their dwellings on a regular basis with the expectation that 
demolition and reconstruction can take place anytime in the near future.  Similarly, local 
governments become reluctant to invest in infrastructure in designated renewal areas that are 
soon to be demolished.  Even if the urban renewal projects are not taking place physically, 
designated renewal areas become breeding grounds of gradual and indirect displacement under 
the prolonged planning processes that creates precarious living environments for the current 
residents.  
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Chapter 6: Urban Renewal Program in Osmangazi District of Bursa  
6.1 Introduction 
The urban renewal program in the central district of Bursa serves a diverse set of public and 
private sector objectives.  The Bursa economy has a positive outlook for the short and the 
medium run.  The city has been adding new jobs and per capita gross domestic product has been 
growing.  The positive economic performance offers a feasible context for the large scale urban 
renewal projects in multiple neighborhoods.  Designated renewal areas in the city differ from 
each other in terms of use, density, and sociodemographic composition of the residents.  This 
variation among the project areas suggests that the city government’s approach to urban renewal 
project is actually broader than physical upgrading and modernization in decaying city parts.  
The proposed urban renewal projects vary from real estate developments to land use conversion 
from industrial to mixed-use; and from gentrification through historic preservation to housing 
development in vacant plots.  Bursa’s vibrant city economy supports both the demand and the 
supply side of the urban renewal projects from a macroeconomic standpoint.  Urban renewal 
projects do not necessarily directly target the socioeconomically deprived neighborhoods so the 
urban renewal program does not always constitute residential displacement risks for the current 
residents.  Also, ill-defined tenure and property rights are not as prevalent as it is for the cases of 
Adana and Izmir.  This translates into higher bargaining power for the people in negotiations 
with the local government and developers.  From displacement and planning response to 
displacement standpoints, Bursa provides useful insights about the planning processes that 
develop indirect and gradual displacement in the form of displacement pressures and 
exclusionary displacement for different groups.  
6.1.1 Background 
Bursa is a major city located in northwest Turkey; it is the fourth most populous and one of the 
most industrialized cities in the country.  The history of Bursa dates back to Ancient Greece. It 
served as the capital of the Ottoman Empire in the 14th century and it was the main commercial 
center for the empire for centuries.  Today, Bursa is still as an important commercial center.  It is 
the center of the national automotive industry, where the major motor vehicles and automotive 
parts producers operate.  In addition to the automotive sector, Bursa is also home to major 
manufacturing plants for dairy, processed food and textiles sectors. Bursa’s share in Turkey’s 
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GDP (gross domestic product) has been increasing since 1980s (Bursa Metropolitan 
Municipality Strategic Plan p.15).  Given the high levels of industrial output, Bursa is the fourth 
largest contributor to the GNP (gross national product).  According to a recent report, Bursa 
ranks four among the world’s fastest growing metropolitan areas in 2013-2014. Unemployment 
is below the national average and the employment grew 6.4% in the last year (The Brookings 
Institution 2015).   
Modern industrialization in Bursa started in the 1930s as a part of the nation-building 
process. State-owned enterprises started producing basic manufacturing goods in absence of a 
strong domestic private capital.  It took about another thirty years for market-based 
industrialization in Bursa.  The central government founded Turkey’s first industrial park on the 
western edge of the city in 1966, based on the Bursa Master Plan approved in 1960  (Dostoglu 
and Vural 2004).  In order to accelerate the industrialization, local and central governments 
provide incentives for producers operating in the industrial park.  Development of the industrial 
zone generated further employment, business activities and new investment opportunities for the 
city.  These factors triggered rapid migration and urban sprawl that continue for decades.  As a 
part of this process of rapid growth, substandard and low-cost settlements start to emerge at the 
fringes of the city due inadequate housing supply. Bursa still attracts economic migrants across 
the country (TUIK 2014).  The in-migrant profile is diverse and not restricted to any certain 
ethnic groups or minorities. 
6.1.2 Overview 
Local government in Bursa is implementing an urban renewal program in the context of rapid 
physical, economic and population growth.  In this context, urban renewal is a policy tool to 
address unplanned urbanization, inadequate and substandard housing stock in the rapidly 
growing city of Bursa.  This chapter analyzes the urban renewal program that is affecting five 
neighborhoods located in Osmangazi District.  All these projects are at the planning stage but 
these do not mark Bursa’s first experience with urban renewal projects.  Local government has 
already completed an infamous renewal project in an old and well-established neighborhood 
Doganbey, located in the historic city center of Bursa.  Various actors at both national and local 
level, including municipal governments; professional organizations and the civil society, have 
strongly criticized the final outcome of the redevelopment project in Doganbey.  The criticisms 
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concentrate on the increase in density that is incompatible with the infrastructure of the old city 
center. This profit-oriented development increased the total number of units in the area, but at the 
same reduced the square footage of the residencies. Also, aesthetically speaking, the highrise 
developments at the old city center destroy the skyline of the Bursa’s historic district. These 
factors together constitute the basis of urban renewal’s failure in terms of destroying the social 
ties and urban fabric without respecting the established urban culture in the neighborhood.    
Figure 6.1. Satellite view of Bursa. Red lines show the boundaries of the neighborhoods and designated renewal 
areas are shaded within each neighborhood.
 
 
The Osmangazi Municipality pursues an urban renewal program based on its urban 
renewal master plan.  The municipality’s goal is to come up with a roadmap for their urban 
renewal program that is compatible with the higher level plans (regional development plan, land-
use plan).  In this plan, urban renewal is handled together with transportation plans, industrial 
and residential zoning regulations and historic-cultural preservation plans (Osmangazi District 
Urban Renewal Master Plan 2012, p.50).  The District Municipality of Osmangazi state’s its 
urban renewal objective as “developing and implementing urban renewal projects that aim to 
improve the social, economic, physical, and environmental conditions of decaying and 
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deteriorating city parts” (Osmangazi Municipality Strategic Plan, 2015-2019, p.107).  Figure 6.2 
gives a snapshot of the Osmangazi District’s renewal master plan.  Theoretically speaking, 
Osmangazi District Municipality approaches urban renewal as a comprehensive planning tool 
that goes beyond the particular designated areas for redevelopment.  
Figure 6.2 Osmangazi District Urban Renewal and Development Master Plan, 2012, p.6. 
 
 
Table 6.1 provides an overview of the ongoing urban renewal program in the Osmangazi 
district.  In the first two years following the enactment of Renewal Act II, the Council of 
Ministers announced four areas as urban renewal zones in the Osmangazi District of Bursa, 
spread across five neighborhoods: Akpinar, Gaziakdemir, Alemdar, Demirkapi and Soganli. I 
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assign codes for each renewal area based on the renewal act directing the redevelopment. 
Redevelopment in Demirkapi and Soganli neighborhoods is directed under the Osmangazi 
District Municipality’s authority, both based on the Renewal Act II.  The Metropolitan 
Municipality is in charge of renewal in Akpinar, Gaziakdemir and Alemdar neighborhoods.  The 
Akpinar renewal area was based on the Renewal Act I and the Gaziakdemir-Alemdar was 
designated as a “risky area” based on Renewal Act II.  In all designated renewal areas, the 
central government has authorized the municipal governments to plan for and conduct the 
redevelopment.  
Table 6.1 Overview of Urban Renewal in Osmangazi District of Bursa 
Neighborhood	 Executive	Authority	 Renewal	Act	I	 Renewal	Act	II	 Central	
Government’s	
Involvement	
Akpinar	(b11)	 Metropolitan	Municipality	 December	2012		 X	 X	
Gaziakdemir-
Alemdar	(b21)	
Metropolitan	Municipality	 April	2006	 September	2013	 X		
Soganli	(b22)	 District	Municipality		 X	 August	2013		 X	
Demirkapi	
(b23)	
District	Municipality	 X		 September	2013	 X	
 This chapter studies the urban renewal agenda by focusing on each designated renewal 
area within its neighborhood context.  It explores the progression of urban renewal programs in 
each neighborhood to identify the actors involved in each neighborhood’s renewal; describes the 
stated (and unstated) objectives of urban renewal and finally, in what way the implementation is 
taking place.  Based on each neighborhood level analysis, subsections identify whether the 
redevelopment plans are based on existing residents’ terms that will actually benefit them or not.  
And if not, what are the obstacles to that occurring.  Main research questions are adapted for a 
within-case analysis on urban renewal program in Bursa.  Do the planning processes of 
redevelopment aim an increase in the standards of the physical structures without burdening 
existing residents? In order to answer these broader research questions, the following sub-
questions for each four designated renewal areas are posed: Who are the main actors involved in 
urban renewal program in Bursa at neighborhood level?  What are the urban renewal objectives 
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according to these actors?  How can we explain the spatial choices of redevelopment by looking 
at the designated urban renewal areas?  What are the available choices for the existing residents 
living in these neighborhoods?  
6.2 Renewal Area b11: Akpinar Neighborhood 
6.2.1 Neighborhood Context 
Akpinar Neighborhood is located to the northwest of Bursa city center.  Settlement in this part of 
the city is relatively new especially when it compared to the historic city center. Early 
developments in this area started in the 1960s. Unlike many other parts of the city, the Akpinar 
Neighborhood is a planned settlement and it was developed based on the Bursa City Master Plan 
of 1960.  The neighborhood started as a social housing project to provide affordable housing 
options for the industry workers.  Hence, the majority of the current residents and homeowners 
have a working class background.  Back in late 1960s, the housing project was planned in the 
form of five-story buildings right across the street from the industrial park.  The settlements in 
the neighborhood are built according to land use and building codes, generating a planned 
development neighborhood with adequate infrastructure.  Figure 6.3 provides views from the 
neighborhood. 
Figure 6.3 Designated renewal area in Akpinar neighborhood (Left) (Source: Bursa Metropolitan Municipality) and 
an apartment building located in the renewal area (Right).  
  
 
The majority of the buildings are from late 1970s so the construction quality does not 
meet current building standards.  However, buildings in the Akpinar Neighborhood have been 
	 118	
well maintained over the years.  There is no sign of physical deterioration or decay in the built 
environment.  In the Akpinar neighborhood, about 50% of the surface area is publicly owned 
green space; the neighborhood is also well connected with its surroundings and the rest of the 
city.  The housing complex is located right by one of the major roads in Bursa (Mudanya 
Highway) and it is also the last stop in a light rail system that operates on the east-west axis of 
the city.  In terms of social and public amenities, the neighborhood is a self-sufficient settlement.  
There are primary and secondary schools, a community clinic, several convenience stores and a 
religious facility in the area.  Existing residents of designated renewal area are predominantly 
homeowners, where tenant occupancy rate is only around 7% (Bursa Metropolitan Municipality 
2014). 
The Akpinar Neighborhood has been physically stable without any major changes or new 
developments in the designated renewal area since 2006.  However, its surroundings have been 
going through some fundamental change in last few years.  A major development emerged to the 
northwest of the neighborhood.  This new development, called “Korupark”, consists of a major 
shopping mall and a dense, gated community of luxury high-rise buildings. Figure 6.3 (Left) 
portrays the contrast between the new development and the settlement in the Akpinar 
Neighborhood.  Density in designated renewal area in Akpinar is much lower than density in the 
new developments of Korupark.  Figure 6.4 shows the boundaries of Akpinar Neighborhood and 
the designated renewal area. These satellite views are from 2006 and 2014. This period covers 
the time between the enactment of the Renewal Act I and the first two years of the Renewal Act 
II.  The major change in the area is the Korupark mixed-use development.  
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Figure 6.4 Akpinar neighborhood boundaries and designated renewal area in the neighborhood.  Satellite views from 
July 2006  (above) and September 2014 (below) (Source: GoogleEarth).  
 
 
 
 
More than half of the Akpinar Neighborhood area is outside the designated renewal zone.  
The urban fabric is similar within and outside the designated renewal zone so the designated 
renewal area is well-connected with its immediate surrounding.  However, the area that is outside 
the designated renewal area has higher density.  The rest of the neighborhood consists of 
buildings with similar construction quality. In terms of social and physical environment, there is 
no significant difference between the renewal area and the parts of the neighborhood that is 
outside the renewal zone.  
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6.2.2 Urban Renewal Actors 
The Council of Ministers approved the designation of renewal area in the Akpinar Neighborhood 
in December 2012 based on the Renewal Act I.  The central government announced the area as 
renewal site upon Bursa Metropolitan Municipality’s request and authorized the Municipality to 
conduct an urban renewal project in Akpinar.  Although Akpinar was not the only designated 
renewal area in the Metropolitan Municipality’s renewal program, it was prioritized because, 
according to the Municipality, Akpinar is both economically and physically “the most feasible” 
area for redevelopment in Bursa compared to other designated renewal areas.  In a community 
meeting with the existing residents of the Akpinar Neighborhood, the mayor of Bursa stated this 
idea in the following way: 
“Akpinar Neighborhood is the most appropriate area for urban renewal in Bursa. It is [located 
right on Mudanya Highway and it is] a rapidly growing area. Land prices are already high in 
there because of the Korupark residences and shopping mall. Property prices will further 
increase when our Municipality starts the redevelopment project here. Redevelopment in 
Akpinar Neighborhood will integrate with Korupark. (…) If we cannot renew this area with the 
given urban renewal model, we will interpret this as a clear signal that we cannot achieve 
redevelopment like this elsewhere.” (Recep Altepe, February 201357). 
Residents of Akpinar renewal area founded a neighborhood association called “Akpinar 
Neighborhood Urban Renewal Solidarity Association” shortly after the renewal area 
announcement.58  The association’s main objective is to voice the residents’ concerns over the 
urban renewal process and represent the residents’ interest in the proposed redevelopment 
project.  The neighborhood association’s elected representatives emphasize that as the property 
owner residents of Akpinar, they do not oppose the renewal project in principle.  However, their 
objective is to make sure they get their “fair share” from the future value increase as a 
consequence of the redevelopment.  In summary, the motive behind the residents’ organization is 
to represent and protect their financial interests in the project, rather than halting the proposed 
demolition of the blocks and replacement of these with higher quality apartment units.  The 
																																								 																				
57	“Kentsel	Donusum	Vatandas	Isterse	Olur”	Retrieved	from	http://www.bursa.bel.tr/?bolum=haber&id=12479	in	
March	2015.	
58	In	January	2013,	which	is	less	than	a	month	after	the	Council	of	Ministers	announced	Akpinar	as	renewal	area.	
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residents are willing to negotiate what they get from redevelopment in return of their current 
dwellings (Akpinar Neighborhood Urban Renewal Solidarity Association, 2013).  Also, they are 
strongly against going into debt to maintain their current living standards or being relocated 
elsewhere.  The existing residents often refer to the failed urban renewal project in Doganbey 
Neighborhood for the residents in the area as well as residents of Bursa. The neighborhood 
association representatives take the outcomes of Doganbey project as a point of reference to 
justify the validity of their doubts about the proposed renewal. 
 
Figure 6.5 Preliminary plans for the proposed redevelopment in the Akpinar neighborhood (Source: Bursa 
Metropolitan Municipality provided by Dogukan Imar Inc. based in Ankara.) 
 
 
 
Bursa Metropolitan Municipality subcontracted with a planning consultancy firm for the 
preliminary plans and architectural project for the redevelopment in the Akpinar neighborhood. 
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The firm came up with a mixed-use development proposal (Figure 6.5).  The main elements of 
the project are nine buildings for commercial use facing the intercity highway to the southwest of 
the project area. The project envisions these commercial units as an extension of the Korupark 
shopping mall. According to the project, residential units are behind the office buildings and 
twice the current building height in the project area.  In summary, the proposed development 
encompasses higher density to maximize returns on the real estate and make the redevelopment 
economically worthwhile for potential investors.  
TOKI has a negative reputation in Bursa especially when it comes to urban renewal 
projects.  Neither the existing residents nor the Metropolitan Municipality support TOKI’s 
involvement with the redevelopment projects.  This is mainly because people associate TOKI 
with the infamous urban renewal project that transformed Doganbey from a traditional Bursa 
neighborhood into blocks of highrises.  Because TOKI is not welcomed in Bursa anymore, 
municipal officials emphasize the importance of private developers’ investments in 
redevelopment in Akpinar neighborhood.  However, as of May 2015, the Akpinar neighborhood 
had not been formally designated as a renewal area.  The Metropolitan Municipality revoked the 
renewal decision for Akpinar Neighborhood in January 2014.59  The Bursa Metropolitan 
Municipal Council notes that the same area is considered for renewal based on Renewal Act II 
rather than Renewal Act I60 (Bursa Metropolitan Municipality April 2014).  No further steps 
have been taken for redevelopment in the area. 
  
6.2.3 Summary 
The Akpinar Neighborhood is not a typical renewal zone.  It was developed based on formal city 
plans unlike many other designated renewal areas across the country.  The neighborhood’s built 
and social environment is not associated with decay, underinvestment or blight.  The local 
government’s motivation for renewal in Akpinar Neighborhood is to transform the social 
																																								 																				
59	http://akpinarkentseldonusumdernegi.com/index.php/bursa-buyuksehir-belediye-yazisi	
60	Bursa	Metropolitan	Municipality	surveyed	Akpinar	residents	about	their	support	for	urban	renewal	and	
announced	that	they	will	not	pursue	the	renewal	project	if	the	support	is	less	than	95%.	This	threshold	is	not	any	
form	of	formal	or	legal	requirement	imposed	by	any	legislation.	Instead,	the	municipal	administration	put	forward	
an	exceptionally	high	level	of	agreement	as	a	prerequisite	to	pursue	the	renewal	program.	According	to	the	survey	
results,	83%	of	the	households	living	in	the	area	supported	redevelopment.	Although	this	is	still	an	exceptionally	
high	initial	support	for	renewal	project,	the	Metropolitan	Municipality	called	off	the	renewal	in	the	area	
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housing and integrate the area with high-rise mixed-use apartment complex adjoining the 
designated renewal area.  Existing residents have organized around a neighborhood association 
to voice residents’ preferences and defend their interests in the context of proposed renewal.  
Property owner residents do not strictly oppose to the idea of redevelopment in their 
neighborhood.  However, they are concerned about their chances of getting a “fair share” from 
the value increase in case the redevelopment takes place.  Currently, the municipal council has 
terminated the renewal based on Renewal Act I but at the same time declaring a willingness to 
pursue the redevelopment program under the Renewal Act II.  
 
6.3 Renewal Area b21: Gaziakdemir-Alemdar Neighborhoods 
6.3.1 Neighborhood Context 
The designated renewal area in Gaziakdemir and Alemdar neighborhoods61 is a former industrial 
site.  Most of the buildings in the area have been vacant for almost a decade.  The neighborhood 
used to be occupied by small and medium size manufacturing plants specialized in the leather 
industry.  Due to the heavy industrial production in the past, primary use of the area is not 
residential.  There are only around 90 residents living in the designated renewal area (Ministry of 
Environment and Urbanization 2014 Budget Report).  Remaining limited residential use is 
concentrated on two streets in the east and the west ends of the designated renewal area.  Figure 
6.6 shows the current condition in the designated renewal area. 
 
 
 
 
 
																																								 																				
61	Almost	one-thirds	of	the	designated	renewal	area	is	located	in	Soganli	neighborhood	but	in	official	documents	
this	renewal	area	is	referred	to	as	Gaziakdemir-Alemdar	renewal	zone.	In	the	northern	part	of	the	Soganli	
Neighborhood	a	separate	area	is	designated	as	renewal	site.	To	avoid	confusion	I	refer	to	this	specific	area	as	
Gaziakdemir-Alemdar	instead	of	including	Soganli	as	well.	Soganli	Neighborhood	is	discussed	separately	in	section	
5.4.		
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Figure 6.6 Designated renewal area in Gaziakdemir and Alemdar neighborhoods (above) (Source: Bursa 
Metropolitan Municipality) and vacant manufacturing plants located in the renewal area (below). 
 
 
 
Figure 6.7 shows the satellite view of the designated renewal area in Gaziakdemir-
Alemdar and the neighborhood boundaries.  The shaded region is designated as a “risky area” 
based on Renewal Act II.  These satellite views are from July 2006 and September 2014, 
covering the period of urban renewal program starting with the Renewal Act I until the two years 
after the enactment of Renewal Act II.  
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Figure 6.7 Gaziakdemir, Alemdar and Soganli neighborhood boundaries and designated renewal area across these 
three neighborhoods.  Satellite views from July 2006  (above) and September 2014 (below) (Source: GoogleEarth).  
 
The area has been stable over the years after the manufacturing plants moved to the 
industrial park developed in another part of the city.  The designated renewal area physically 
differs from its surrounding.  Within the designated renewal area, there are vacant plots and also 
debris from the old manufacturing plants.  Only a part of the designated renewal area has been 
cleared of industrial debris.  Outside the renewal area, there are other small-scale manufacturing 
plants and also substandard residential units occupied by low-income residents. 
 
6.3.2 Urban Renewal Actors 
Gaziakdemir-Alemdar has been a part of Bursa Metropolitan Municipality’s urban renewal 
program since 2006.  The City Council approved the renewal area designation in April 2006 
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based on the Renewal Act I.  The Municipal Administration subcontracted with a planning 
consultancy firm for preliminary plans and architectural projects.62  In 2010, the Metropolitan 
Municipality agreed on a preliminary protocol to partner with TOKI in the Gaziakdemir-
Alemdar redevelopment project but the Municipality did not take any further steps on renewal in 
partnership with TOKI.  Figure 6.8 (left) presents the initial proposal and the Figure 6.8 (right) is 
a more recent version of the proposed development in the area.  The Metropolitan Municipality’s 
objective is to develop residences,  hotels and commercial centers in the area in order to create a 
city attraction to “showcase Bursa” (Metropolitan Municipality Press Release 2013; 2010).  
Figure 6.8 Proposed redevelopment in the Gaziakdemir-Alemdar neighborhood initial proposal from 2011 (above) 
and more recent version of the proposed development in the area from 2013 (below) (Source: Bursa Metropolitan 
Municipality) 
 
 
																																								 																				
62	Oncu	Kentsel	Donusum	Harita	Planlama	Muhendislik	Inc.,	based	in	Ankara.	
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Although this area is designated as a renewal site based on Renewal Act I, the Council of 
Ministers announced the same area as “risky area” based on Renewal Act II in September 2013 
and the Ministry of Environment and Urbanization authorized the Metropolitan Municipality to 
implement the urban renewal program in the area.  Despite the change in the legal framework for 
urban renewal, the proposed redevelopment projects and the objective of renewal did not change.  
This indicates that both Renewal Acts are used for similar objectives. Although the reasoning 
behind redevelopment is different for each Act, in practice municipalities use both legislations to 
pursue similar goals. 
The Gaziakdemir-Alemdar neighborhood is not a residential area; there are only very few 
residents who are at risk of being pushed out from their living environments.  In this designated 
renewal area, the affected property owners mainly have commercial interest.  Many of these 
small and medium-sized enterprises in the area moved their business to the industrial park and 
chances of enjoying their property rights in the designated renewal area is minimized due to the 
lengthy process of the redevelopment planning.  In order to voice their concerns over the 
redevelopment process, property owners established “Bursa Sicaksu Redevelopment 
Association.”  Property owners demand the Municipality to end the uncertainty involved with 
redevelopment in the area by informing the property owners about the process.  Apart from the 
uncertainty, property owners are concerned about chances of getting their “fair share” from the 
anticipated value increase due to the redevelopment.  In other words, the property owners 
demand equitable sharing of the value increases to compensate for their economic loss since 
2006.  
6.3.3 Summary 
Gaziakdemir-Alemdar area is a former industrial zone.  It is a planned area so there is no 
complicated tenure structure or informality.  Yet, the implementation of urban renewal program 
is characterized by uncertainty and lingering process.  The redevelopment initiative in the area 
dates back to 2006 when the Metropolitan Municipality announced the area as an “urban renewal 
site” based on Renewal Act I.  Shortly after the announcement of renewal program for the area, 
industrial units were relocated and partly cleared but the majority of the redevelopment site has 
been covered in rubble for almost a decade.  The ruins in the area became home to activities like 
drug trafficking and generate risk for the surrounding area.  The proposed redevelopment project 
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conceptually approaches the area in isolation from its immediate surroundings.  The renewal 
program for this former industrial zone later became a part of operations under Renewal Act II; 
the protracted redevelopment agenda is burdening the property owners mainly in economic terms 
by limiting their rights to property.  
6.4 Renewal Area b23: Soganli Neighborhood 
6.4.1 Neighborhood Context 
Soganli Neighborhood is located to the north of the historic city center.  The northern part of 
Soganli is on Bursa plains, a protected area with growth restrictions; there is also a large vacant 
plot in the southern part of the neighborhood.  In the late 1960s, big producers in automotive 
industry started their operations in northern Bursa.  This flow of industrial investment was 
followed by population growth in the form of workforce migrating to the city. Affordable 
housing development for working class and low-income residents did not accompany rapid 
industrial growth and migratory flows.  Thus, early settlements in the Soganli neighborhood 
started in this environment in the form of spontaneously built dwellings in the early 1970s to 
meet the growing housing demand of the working class residents.  The designated renewal area 
in the Soganli Neighborhood is mainly characterized by these former single-story informal 
settlements.  These are unplanned areas and mostly without construction permits.  Figure 6.9 is 
from the designated renewal area in Soganli Neighborhood. 
Figure 6.9 Designated renewal area in Soganli Neighborhood  
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Settlement in Soganli started as spontaneous developments on the outskirts of the city in 
the vicinity of industry but it became an inner-city neighborhood as Bursa sprawled over the 
years.  Property owner residents built additional stories to their single story dwellings and the 
density increased spontaneously over the years.  Current residents of the neighborhood are 
predominantly homeowners and the tenant occupancy is low in the area.  A very common 
residential pattern is the multifamily living in attached buildings, where three to four families 
live together.  There is no strong opposition against redevelopment in the area among the 
residents but they are critical of renewal projects offering housing that is inadequate in terms of 
meeting current needs, i.e., offering a 1-2 bedroom unit in lieu of a 2-3 story multifamily 
dwelling.  Soganli residents predominantly belong to low-income groups; their ability to pay for 
extra for housing is beyond their financial capacities because the majority of existing residents 
live at subsistence levels. 
 The Ministry of Environment and Urban Planning announced the renewal area in the 
neighborhood based on the Renewal Act II in August 2013.  Unlike other designated renewal 
areas in the Osmangazi District, the ministry also announced a “reserve construction area” right 
next to the renewal area.  In Figure 6.10, the reserve construction area is shaded in blue and the 
risky area is shaded in red.  The idea of including a reserve construction area is to start new 
development in vacant plots; when new units are ready, residents can be relocated to these units 
enabling the demolition and redevelopment of the buildings in occupied “risky area.”  The 
satellite views are from 2006 and 2014, respectively. The structure of the designated renewal 
area has not changed in this period.  The vacant plots remained vacant and there is no new 
development within the designated renewal area in this period.  There are new housing 
developments to the west of the designated renewal area.  
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Figure 6.10 Soganli neighborhood boundary; designated renewal area (shaded red area) and designated reserve 
construction area (shaded blue area) Satellite views from July 2006  (above) and September 2014 (below) (Source: 
GoogleEarth).  
 
 
The built environment within and outside the designated renewal area is very similar.  
Buildings in the designated renewal area are of low-quality construction because a majority of 
these are former squatter settlements.  The buildings and settlement to the east and south of the 
designated “risky area” are difficult to distinguish from the redevelopment zone.  
 
6.4.2 Urban Renewal Actors 
The Soganli Neighborhood formally became a part of the urban renewal program in August 2013 
when the Ministry of Environment and Urban Planning announced the area as renewal site based 
on Renewal Act II.  The central government immediately authorized the Osmangazi 
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Municipality to conduct the redevelopment in Soganli.63  As a matter of fact, the Soganli 
Neighborhood is one of the prioritized renewal areas according to Osmangazi Municipality’s 
Urban Renewal and Development Master Plan that came out in 2012.  
After the Ministry of Environment and Urban Planning authorized the Osmangazi 
District Municipality to proceed, the local government subcontracted with a private developer for 
the preliminary plans and architectural projects of the redevelopment in the area.64  Figure 6.11 
shows the proposed development in the designated renewal area.  The municipality shared the 
information about the proposed development with the public in December 2014.  The Osmangazi 
Municipality revealed its targets about the Soganli Neighborhood Redevelopment in its Strategic 
Plan for 2015-2019.  Measured in raw percentages, the municipality aims to finish 30% of the 
project by the end of 2015 and the rest by 2017 (Osmangazi District Municipality Strategic Plan 
2015-2019, p.107). 
Chambers of Engineers and Architects (TMMOB) criticize and question the proposed 
development project for the Soganli Neighborhood.  TMMOB Bursa offices emphasize that the 
planned public facilities such as schools and hospitals are inadequate to meet the projected 
population in the area after the renewal.  Also, they suggest that the project underestimates the 
future population in the area once the new residencies are occupied.  Also, the Chamber of 
Geophysical Engineers Bursa office states that the area is prone to soil liquefaction and this puts 
is the area at high risk category for new development (TMMOB Press Release January 201565).  
The Osmangazi Municipality did not respond to or address these critiques but instead pursued 
the urban renewal agenda based on the revealed project. There has been no public reaction 
besides the one raised by TMMOB.  
 
 
																																								 																				
63	There	is	no	evidence	showing	that	Soganli	was	a	part	of	redevelopment	agenda	of	the	local	government	before	
the	enactment	of	Renewal	Act	II.	For	instance,	Soganli	redevelopment	project	is	not	mentioned	in	the	district	
municipality’s	strategic	plans	or	performance	evaluations	until	the	Strategic	Plan	2015-2019.	
64	Osmangazi	Municipality	works	with	the	same	private	developer	that	prepared	the	Urban	Renewal	Master	Plan	
for	the	district	municipality,	Akpinar	Neighborhood	and	Demirkapi	Neighborhood	preliminary	plans	for	the	
redevelopment	projects.	Dogukan	Imar	is	one	of	the	biggest	firms	in	the	sector	and	it	is	based	in	Ankara.	
65	http://bursakent.com/Haber/osmangazi-kentsel-donusumde-sinifta-kaldi.html	
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Figure 6.11 Proposed redevelopment in Soganli neighborhood (Source: Bursa Metropolitan Municipality) 
	 	
Current residents of Soganli are concerned about what the project will offer them in 
return of their current units (Interview 2014).  Most of the existing residents are in low and 
middle income groups.  Typically, their wealth and income is not enough to compensate the 
redevelopment in their neighborhoods.  Yet, residents have not organized any neighborhood 
association to represent their interests in proposed redevelopment project.  Residents are waiting 
for the municipality to approach and inform them about the future of their neighborhood and the 
proposed development project.  
6.4.3 Summary 
The majority of the designated renewal area in the Soganli Neighborhood consists of vacant 
land.66  In terms of the surface area, only two-three story buildings occupy the 1/6 of the area, 
mainly used for residential purposes.  Like many other designated renewal areas, settlement in 
the neighborhood started in the form of spontaneous informal settlements.  The neighborhood 
became a central location over the years and the land values increase due the recreational 
investments to the north of the designated renewal area.  Unlike other redevelopment projects, a 
large vacant plot is also included as a part of the designated renewal area.  Soil liquefaction in 
the area increases the costs building earthquake resilient buildings.  This increase in construction 
																																								 																				
66	About	36.4	hectares	of	the	renewal	area	is	announced	as	reserve	area,	which	is	basically	vacant	land	with	no	
construction	atop.	The	remaining	7.2	hectares	of	designated	renewal	area	is	occupied	with	substandard	low	
density	housing	units.	In	other	words,	5/6	of	the	designated	renewal	area	is	vacant	land,	only	the	remaining	1/6	is	
under	residential	use.		
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costs will also increase the unit costs new developments.  Property owner residents in the area 
will have to incur higher prices if they choose to remain within the project are after the renewal.  
A reserve construction area and risky area are two parts of the designated renewal area.  
Following the Chamber of Geophysical Engineers’ declaration, the designated risky area is 
indeed prone to earthquake risk.  This is following the very basic idea of renewal based on 
Renewal Act II; start construction in the reserve area and transfer the residents in the risky area 
to the new developments.  However, the proposed project involves resettlement in the risky area, 
despite the concerns raised about soil liquefaction.  The built environment within the designated 
risky area is very similar to the settlements outside the redevelopment area. Redevelopment 
within the designated area will generate disparities between the new and the existing built 
environment in the area.  Existing residents of designated renewal area are concerned over what 
they will be offered in return of their current dwellings. 
6.5 Renewal Area b22: Demirkapi Neighborhood 
6.5.1 Neighborhood Context 
Demirkapi is an historic neighborhood.  Early settlements in the area date back to the 14th 
century.  Starting from second half of the 19th century, the area became a center for the silk 
industry and it remained so until the beginning of the 20th century.  Later, the neighborhood lost 
its economic significance and continued as a residential area only.67  The neighborhood is 
located at the slopes of Mountain Uludag so it is a part of the natural boundary for city’s sprawl. 
Despite its historic significance, the neighborhood started to become home to spontaneous 
informal settlements in the 1960s.  Immigrant workers from the other cities and from rural parts 
of Bursa triggered an increase in informal settlements and severe zoning violations. Unplanned 
urbanization and inadequate infrastructure characterizes the current built environment in the 
neighborhood (Caliskan and Akbulak 2010).  Figure 6.12 shows the street views and houses 
located within the designated renewal area in the Demirkapi Neighborhood.  
The Demirkapi Neighborhood is the east end of a “squatter houses belt” along the 
southern edge of the city.  Apart from the remains of  historic houses, most of the buildings are 
																																								 																				
67	Silk	industry	was	dominated	by	non-muslim	population	in	the	area.	After	the	World	War	I	and	the	demise	of	the	
Ottoman	Empire,	non-muslim	groups	were	subjected	to	forced	migration	from	Anatolia,	including	Bursa.	As	a	part	
of	the	nation	building	agenda	of	the	modern	Turkish	Republic,	many	artisans	had	to	leave	the	city.	The	change	in	
Demirkapi	neighborhood’s	economy	stems	from	the	major	shift	in	national	politics.		
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two-three story houses with no construction permits.  Residents of the neighborhood 
predominantly belong to low and middle income groups.  There has been a recent influx of the 
Romani community to the Demirkapi neighborhood after they were displaced by another 
redevelopment project68 in the historic city center.  Multifamily living is a common pattern in the 
neighborhood like it is in other renewal areas.  However, homeowner occupancy is not very 
common, unlike the other designated renewal areas.   
Figure 6.12 Buildings and streets located in Demirkapi Neighborhood.  
  
 
 
																																								 																				
68	This	redevelopment	project	involved	replacement	of	substandard	housing	units	with	a	recreational	park	in	
Kanberler	Neighborhood.	The	area	is	close	to	the	historic	city	center	and	also	considered	as	one	of	the	oldest	
settlements	in	the	city.	Former	residents	in	that	neighborhood	are	mostly	Romani	community.	Romani	people	are	
socially	and	economically	marginalized,	often	live	on	subsistence	level	or	in	poverty.		
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Figure 6.13 shows the designated renewal area and the Demirkapi Neighborhood 
boundaries, which are satellite views from 2006 and 2014 respectively.  In terms of the built 
environment, the designated renewal area and its immediate surrounding have been stable over 
the years.  Buildings in the area typically do not have construction permits, so they are informal 
settlements.  Informality is not only due to the lack of building permits, but also due to the land 
use code violations.  
Figure 6.13 Demirkapi Neighborhood boundary; designated renewal area (shaded red area) satellite views from July 
2006  (above) and September 2014 (below) (Source: GoogleEarth). 
 
 
6.5.2 Urban Renewal Actors 
Ministry of Environment and Urban Planning announced a part of Demirkapi as a renewal area 
in September 2013 based on Renewal Act II and authorized the Osmangazi District Municipality 
to redevelop the area.  However, the transformation of Demirkapi has been in the local 
government’s agenda before the urban renewal decision in 2013 but it was, it was based on a 
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different objective. Bursa Metropolitan Municipality’s Land Use Plan approved in 2006 
announced the Demirkapi neighborhood as conservation area.  This change in land use plan 
requires demolition of informal structures in the area.  Thus, the local government motivated 
transformation of the Demirkapi neighborhood with conservation rather than redevelopment of 
the area for residential use. 
The local government modified its planning objectives for the neighborhood over the 
course of six years.  Osmangazi Municipality’s urban renewal master plan that came out in 2012 
states renewal objectives as creating new space for consumption through gentrifying the area.  
The change in local government’s intentions for this area is also documented in the district 
municipality’s Urban Renewal Master Plan.  This plan refers to Demirkapi as a part of 
“gentrification areas” and states the renewal objectives as follows:  
“In areas close to the historic city center, where registered [historic] buildings are concentrated, 
gentrification strategies will be followed in order to bring the historical structures to the 
forefront. This will help to utilize the underinvested tourism potential and create new spaces for 
consumption in the area. ” (Osmangazi Municipality Urban Renewal Master Plan, 2012, p.10- 
emphasis added) 
Figure 6.14 Proposed redevelopment in Demirkapi neighborhood (Source: Dogukan Imar) 
 
 
The Osmangazi Municipality subcontracted with a planning consultancy firm for the 
redevelopment plans of Demirkapi Neighborhood.69  Figure 6.14 shows the project renderings 
																																								 																				
69	Osmangazi	Municipality	works	with	the	same	private	developer	that	prepared	the	Urban	Renewal	Master	Plan	
for	the	district	municipality,	Akpinar	Neighborhood	and	Demirkapi	Neighborhood	preliminary	plans	for	the	
redevelopment	projects.	Dogukan	Imar	is	one	of	the	biggest	firms	in	the	sector	and	it	is	based	in	Ankara.	
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and provide a snapshot for the proposed future of the area after the renewal. The Osmangazi 
District Municipality’s Strategic Plan suggests that construction for renewal in Demirkapi will 
start in 2017 and finish in 2019 (p.107). 
Residents of the designated renewal area in Demirkapi know little about the urban 
renewal process that the Osmangazi District Municipality intends to pursue in their 
neighborhood.   Resident states that they only know that their neighborhood has been designated 
as a risky area.  Neither the municipality nor developers have reached out to inform them about 
the progression of renewal plans.  The limited information has given rise to speculations about 
the future of the neighborhood.70  From the existing residents’ perspective, the renewal program 
is one of uncertainty.  There is no strong opposition to the redevelopment.  A resident of the area 
suggested that about half of the residents oppose while the other half support the redevelopment 
in the area but he claims people make up their minds based on presumptions and adds “We don’t 
really know what will happen, when will happen, how will happen” (Interview 2014).  
6.5.3 Summary 
Demirkapi Neighborhood is a residential area that is home to low-income residents.  It is a 
historical settlement but, with the migration inflow, informal settlements developed over the 
years.  The residential density is not high in the area due to a large vacant plot in the designated 
renewal area.  Inclusion of the neighborhood as a part of the renewal program of the District 
Municipality is relatively recent but the local government has been working on transforming the 
area since 2006.  Residents of the designated renewal area are not informed about the progress of 
the redevelopment in their neighborhood.  The Osmangazi Municipality plans to start 
implementation after the Soganli Neighborhood redevelopment.  Residents do not have strong 
opinions about the renewal so there is no neighborhood organization to support or oppose the 
redevelopment in the area.  Residents do not know about their choices regarding the 
redevelopment. So renewal in Demirkapi remains full of uncertainty from the existing residents’ 
point of view.  
 
	
																																								 																				
70	They	were	actually	consulting	me	about	the	process	while	I	was	interviewing	them.	
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6.6 Conclusion 
The urban renewal program overall serves a wide-range of functions in Bursa that goes beyond 
large scale housing projects to upgrade the substandard housing stock serving the urban poor.  
For instance, in renewal area b11, Akpinar Neighborhood, the primary objective of the 
Metropolitan Municipality is to maximize the exchange value of the urban space based on 
increasing ground rent.  In renewal area b 21, Gaziakdemir-Alemdar Neighborhoods, 
redevelopment targets land use conversion from industrial to mixed-use.  Proposed 
redevelopment in renewal area b23, in Demirkapi neighborhood, stresses historic preservation 
zoning code enforcement.71  Finally, only the renewal area b22, designated renewal area is partly 
a squatter settlement with poor infrastructure, while the majority of the area comprises vacant 
plots.  An overview of the proposed urban renewal projects suggests that the local government 
utilizes urban renewal program to achieve various goals.  The Metropolitan Municipality seizes 
urban renewal as an opportunity to induce new developments around the designated renewal 
areas.  Municipal officials believe that the state-led urban renewal projects will spur further 
renewal efforts based on the market mechanisms on smaller scales.  
Planning for urban renewal projects in Bursa is not necessarily prompt.  There have been 
no completed preliminary projects or firm timelines for any of the projects in designated renewal 
areas.  So, planning process for all pending urban renewal projects in the city is likely to take 
time.  The level of uncertainty in terms of how the urban renewal projects progress in the short 
run is still an issue for property owners in designated renewal areas generating economic losses 
for the property owners since they have to wait for the formal planning mechanisms to act before 
they can make investment decisions about their real estate ‘assets’. Precarity in the midst of 
lingering planning process does not always create immediate displacement consequences.  
However, it is likely to give rise to indirect displacement for the immediate surroundings, 
particularly in renewal area b21 (Gaziakdemir-Alemdar Neighborhood).  As the area remains 
deserted under rubbles for longer periods of time, it becomes a security threat for its 
surroundings.  
																																								 																				
71	However,	the	proposed	redevelopment	involves	renewal	of	the	current	dwellings	rather	than	enforcing	the	
protection	decision	of	the	land	use	plan.	
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Designated renewal areas in Osmangazi are not densely populated; i.e. Gaziakdemir-
Alemdar renewal zone is a former industrial site so number of existing residents is very low; the 
majority of the designated renewal area in Soganli Neighborhood is vacant, and Demirkapi 
neighborhood is only partially inhabited.  Hence, the burdens of urban redevelopment on existing 
residents in not prevalent in terms of the number of directly affected people.  However, all the 
renewal projects treat the project areas in isolation from their immediate surroundings.  This is 
likely to create indirect displacement consequences for the residents outside the designated 
renewal areas, either in the form of exclusionary displacement or displacement pressures.  Low 
population densities and the composition of designated renewal areas reduce the number of 
directly affected people by urban renewal projects.  Displacement prospects of the urban renewal 
projects in the Osmangazi district of Bursa are predominantly indirect, and it is for the people 
living outside the project areas.		
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Chapter 7: Urban Renewal Program in Karabaglar District of Izmir  
7.1 Introduction  
Urban renewal projects in Karabaglar district of Izmir focus on inducing development in the city 
fringes.  Designated renewal areas are predominantly former squatter settlements that were built 
simultaneously, informally, and unplanned in the midst of rapid urbanization and 
industrialization that began in the 1970s.  The urban renewal projects are not limited to 
residential areas (renewal area c11 and c21); there are also non-residential areas designated as 
renewal sites that target physical improvement of small and medium size businesses (renewal 
area c22).  Izmir is an exceptional case because of the central government’s involvement in the 
urban renewal project development and management.  By-passing the local government and 
planning mechanisms, the Ministry of Environment and Urban Planning is in the process of 
developing an exceptionally large urban renewal project in an area that covers fifteen 
neighborhoods in total.  Political competition between the central and the local government 
creates a power vacuum in urban renewal planning.  Top-down and exclusionary nature of urban 
renewal planning dominates the formal planning practice in Karabaglar that has triggered an 
organized grassroots resistance of current residents’ against the central government’s renewal 
agenda.  Tenure insecurity and ill-defined property rights play an important role in shaping 
current residents’ organized resistance to exclusionary renewal and risks of displacement.  The 
case of Izmir is distinctively informative because it provides extreme cases in terms of the scale 
of proposed renewal projects, the number of affected people, competition between tiers of 
government, and grassroots response to development before the formal planning authority. 
7.1.1 Background 
Izmir with 4.1 m residents is the third most populous city in Turkey, a major international port 
and it is located in western Turkey.  Historically, the city has been a center for agriculture, 
commerce and trade for both the domestic and international trade.  It was the main port not only 
for the Ottoman Empire but also for the whole eastern Mediterranean in the 19th century 
(Smyrnelis 2008).  As a port city, Izmir played a major role in the distribution of goods produced 
in its hinterland for export and was also the port of entry for imports from foreign trade partners 
(Syrett 2008).  The locational as well as climatic advantage of Izmir made it a regional hub for 
trade as the demand for agricultural products increased over time (Pamuk 2008).  Export-
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oriented economic structure transformed the city from a center of trade to a center of industrial 
production in the early 20th century.  Infrastructural investments primarily aimed facilitating the 
export-oriented economic growth in the city as well as the region (Sonmez 2007, p.326). 
Industrialization in the city accelerated in 1960s mainly with the help of public subsidies to the 
local capital as a part of the import-substitution industrialization (ISI) strategies.  
Rapid industrialization and mechanization in agricultural production gave rise to the 
rural-to-urban migration in Izmir especially in the period of the 1960s-1980s, as in many other 
large cities in Turkey.  This is the period when the informal settlements started in the peripheral 
parts of Izmir; the existing formal housing stock was inadequate to meet the demand of the in-
migrants, and thus spontaneous and squatter settlements emerged as the market-based solution.  
After 1980s, the rural-to-urban migration started to slow down but the population growth in 
Izmir accelerated once again in 1990s mainly due to the uprooted Kurdish minority population as 
a part of the armed conflict in southeast Turkey.  Slowed industrialization combined with rapid 
migration explains the high levels of unemployment in Izmir.  According to 2014 figures, the 
unemployment rate in Izmir is 13.9%, after a slight decline from 15.4% that was observed in 
2013.  However, part of the reason for the decline in unemployment is the declining labor force 
participation rate (TUIK 2013, 2014). The employment prospect for Izmir is not optimistic 
according to the recent figures and trends. 
Starting from the 1980s, Izmir port started losing its relative significance in international 
trade as a major point for the transfer of exports. This transformation is mainly due to the 
changes in the national economic policy.  Systematic departure from the import substitution 
industrialization policy resulted in an increase in imports and decline in exports.  Also, as a part 
of the liberalization of the national economy, industrial production as well as agricultural 
consumption became more dependent on imported goods.  Contraction in the agricultural sector 
also contributed to the increase in the trade deficit together with the departure of financial sector 
from the city in the post-2001 national economic crisis (Kaya 2010).  However, despite the 
deteriorating performance of Izmir as an international port, it is still the second largest exporter 
after Istanbul according to the 2014 figures.  In other words, Izmir remains its relative 
importance in the national economy as a major international port despite the contraction in 
absolute terms. 
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7.1.2 Overview 
Urban renewal program in Izmir have been implemented in the context of high unemployment, a 
declining commercial sector and rapid in-migration of former agricultural work force from the 
neighboring cities of the west.  After the enactment of Renewal Act II, there were three decisions 
of the Council of Ministers that announced urban renewal areas in the Karabaglar district of 
Izmir.  These three decisions affect nineteen neighborhoods in total. Figure 7.1 shows the 
location of designated renewal areas I focus on Izmir’s urban renewal program. 
Designated renewal areas in Karabaglar involve multiple neighborhoods rather than 
certain parts of given neighborhoods.  There are three urban renewal planning processes in this 
chapter; one based on Renewal Act I and two based on Renewal Act II.  Based on the logic used 
in the previous chapters, there are codes for each of the renewal areas investigated. Renewal area 
c11 is designated as renewal area based on Renewal Act I.  It is in the Uzundere Neighborhood 
that is located at the southern fringe of Izmir metropolitan area.  The other designated renewal 
areas contain larger surface areas and multiple neighborhoods.  Urban renewal agenda for these 
neighborhoods are based on the Renewal Act II.  Renewal area c21 is an exceptionally large area 
announced as redevelopment site.  It is 540 hectares (1334.3 acres), containing 15 neighborhoods 
in total. Renewal plan in the area c22 involves four neighborhoods in total but one of these 
neighborhoods is outside the Karabaglar district boundary (Aydin, Osman Aksuner, Asik Veysel 
are located in Karabaglar district and Seyhan is in Buca district).  Following sections in this 
chapter start by describing how the urban renewal agenda is carried out in each designated 
renewal area.  This is followed by a detailed description of the actors involved in urban renewal 
programs for these areas; their stated (or unstated) objectives of urban renewal and how the 
implementation is taking place.  
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Figure 7.1 Satellite view of Izmir; areas shaded in red show the designated renewal areas studied in this research  
 
 
Table 7.1 provides an overview of the current urban renewal in Karabaglar district of 
Izmir.  Executive authority summarizes the information about which formal government 
organization is in charge of executing urban renewal projects in each area. Renewal Act I and 
Renewal Act II columns summarize information on the legal framework shaping each renewal 
project while the last column provides information on the central government involvement in 
urban renewal in Karabaglar.  In two out of three designated renewal areas (c11 and c22), there 
is no central government involvement in terms of execution. The Ministry of Environment and 
Urban Planning transferred the authority to the local governments.  Only in c21 is the Ministry 
conducting the renewal process through its subsidiary ILBANK Inc. 
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Table 7.1 Overview of Urban Renewal Activities in Karabaglar 
Neighborhood Executive Authority Renewal Act I Renewal Act II 
Central 
Government’s 
Involvement 
Uzundere (Area 
c11) 
Metropolitan 
Municipality 
July 2012 (33 
hectares) 
X X 
15-Neighborhoods 
(Area c21) 
Ministry of 
Environment and 
Urban Planning 
December 2010 
(Cennetcesme 
by IBB) 
December 2012 
(540 hectares) 
ILBANK Inc.72 
(Development and 
Investment Bank)  
Asik Veysel, 
Osman Aksuner, 
Aydin 
(Area c22) 
District Municipality  X 
May 2013 (104 
hectares) 
X 
 
 
The central research questions also guide the within-case analysis for the Izmir case. Is it 
possible for redevelopment to occur in the existing residents’ terms that actually benefit them?  If 
not, what are the obstacles to that occurring?  Are there obstacles inherent in the “system” 
thereby insuring inequitable displacement as a part of urban renewal? In order to answer these 
broader research questions, each subsection starts from the following sub-questions for each 
three designated renewal areas: Who are the main actors involved in renewal program in 
Karabaglar district of Izmir at the neighborhood level? What are the objectives of urban renewal 
according to these actors? What are the available choices for the existing residents living in 
designated renewal areas? What does urban renewal practically mean for existing residents? This 
chapter describes the planning process in each designated renewal area separately in order to 
construct a framework that explains the planning environment of urban renewal with special 
focus on the displacement pressures generated in the process.  
  
 
																																								 																				
72	Il	Bank	Inc.	is	a	development	and	investment	bank	operated	by	the	Ministry	of	Environment	and	Urban	Planning.	
Its	objectives	are	to	provide	financial	support	to	provincial	authorities,	municipalities	and	affiliated	organization;	
develop	projects	for	public	services	at	the	local	level;	to	provide	consultancy	services	to	local	governments	on	
urban	development	and	infrastructure	projects	and	to	perform	as	development	and	investment	banking	services	
(www.ilbank.gov.tr).	
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7.2 Renewal Area c11: Urban Renewal Program in Uzundere Neighborhood 
Izmir Metropolitan municipal council announced a part of Uzundere Neighborhood as an urban 
renewal area in October 2011 based on Renewal Act I (Izmir Metropolitan Municipality Council 
201573) and the central government approved the decision in July 2012.  Based on the 
preliminary redevelopment plans, the government officials’ statements and the municipality’s 
strategic plan, the renewal consists of demolition of the existing buildings and increasing the 
density in the area.    
7.2.1 Neighborhood Context  
The designated renewal area in the Uzundere neighborhood is located in the southern fringe of 
the Izmir city center.  It is immediately to the north of a major intercity highway connecting 
Izmir city center and the popular touristic districts of Izmir. There is a large industrial free zone74 
to the south of the designated renewal area.  Settlement in Uzundere Neighborhood started in late 
1970s mainly by migrants from the neighboring cities.  Individuals started to build their 
dwellings themselves on small parcels of land to meet their demand for low-cost housing. The 
built environment is predominantly informal because the development in the area is not based on 
building and zoning codes.  However, residents have land tenure; they are not squatting.  In other 
words, residents in the area have formal title deeds for land but they do not have legal 
entitlements to the buildings.  Current residents in the neighborhood are predominantly 
homeowners; tenant occupancy is rather uncommon in the area. Typically, dwellers upgrade 
their informally constructed units in order to meet their changing housing demands mostly due to 
family expansion.  Multifamily living is a common residential pattern. 
 
 
 
 
																																								 																				
73	http://www.izmir.bel.tr/MeclisKararOzetleri/133/tr	
74	Gaziemir	free	industrial	zone	is	located	to	the	southeast	of	the	Uzundere	Neighborhood.		
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Figure 7.2 Houses located in Uzundere Neighborhood (Source: Karabaglar District Municipality)  
     
 
 The Uzundere Neighborhood is also home to a mass housing project developed by TOKI.  
It is constructed in the southwest of the Uzundere renewal area.  TOKI houses are located right 
across the intercity highway.  The Mass Housing Development Administration (TOKI) has 
developed 55 high-rise apartment blocks in which there are 3,080 housing units.  TOKI owns 
392 of these units. Izmir Metropolitan Municipality has purchased the remaining 2,688 units 
from TOKI to use these units as relocation housing for rightful owners from the urban renewal 
areas (Izmir Metropolitan Municipality Strategic Plan 2015-2019, p.120).  The Metropolitan 
Municipality has previously resettled residents from Kadifekale Redevelopment Project75 
(Saracoglu and Demirtas-Milz 2014; Ozer et al. 2013).  There are still vacant units in the project 
area and the Metropolitan Municipality offer these units as relatively more affordable options for 
property owners in the Uzundere renewal area.  
 
 
 
 
 
 
 
 
 
																																								 																				
75	Kadifekale	Regeneration	Project	that	is	conducted	by	the	Izmir	Metropolitan	Municipality.		
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Figure 7.3 Uzundere TOKI Houses (Source: Karabaglar District Municipality) 
   
 
7.2.2 Designated Renewal Area 
Figure 7.4 shows the boundaries of the designated renewal area in the Uzundere Neighborhood.  
The size of the renewal area in Uzundere neighborhood is about 32 hectares.  About 40% of the 
designated renewal area is vacant land (about 12.8 hectares).  These satellite views are from May 
2006 and August 2014.  These two images indicate that there has not been a significant physical 
change in the designated renewal area over the years.  However, the Karabaglar District 
Municipality made a large investment for the construction of a recreational facility in Uzundere 
that is located to the west of the renewal area.76  Construction for the recreation facility started in 
2010 and was completed in summer 2014 (Karabaglar Municipality).  Within the boundaries of 
the designated renewal area, there has not been any new development, land use conversion or 
changes in density. 
 
 
 
 
 
																																								 																				
76Total	size	of	the	project	area	is	about	250	hectares	(Source:	Karabaglar	District	Municipality)	
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Figure 7.4 Satellite views from Uzundere Neighborhood (May 2006 and August 2014) (Source: Google Earth)  
 
 
 
7.2.3 Urban Renewal Actors in Uzundere Neighborhood 
The Uzundere Neighborhood has been a designated renewal area since 2007 according to the 
Metropolitan Municipality’s master development plan.  The Metropolitan Municipality 
determined 14 different locations as redevelopment zones in its Metropolitan Development Plan 
approved in 2007 (Selvitopu 2007). Figure 7.5 shows the complete account of redevelopment 
zones determined by the Metropolitan Municipality in the 2007 Master Development Plan.  
These areas are former squatter settlements that are issued title deeds through a series of amnesty 
laws for construction that violated the building codes and land use plans in the 1980s.  In other 
words, the municipality’s criteria for determining renewal areas are whether development is 
based on formal city plans, building codes and land use plans.  
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Figure 7.5 Urban Renewal and Rehabilitation Areas according to Izmir Metropolitan Area Development Master Plan 
2007 (Source: Selvitopu 2007, Izmir Metropolitan Municipality) 
  
 
 The Uzundere renewal area is a part of the “Redevelopment Program Area No.1” 
together with various other neighborhoods in the south of Izmir city center.  Program Area No.1 
has the largest surface area among the other designated renewal areas (1,207 hectares) and it is 
divided into seven sections for implementation purposes.  Uzundere is the “Stage-Four” 
according to Municipality’s development agenda based on the master plan. Municipal Council 
later declared the Uzundere Neighborhoods as a renewal zone based on the Renewal Act I in 
October 2011.  Since there is publicly owned land within the proposed redevelopment area, the 
Municipality waited for the Council of Ministers’ approval to start the renewal project.  The 
central government approved the renewal area in Uzundere Neighborhood in July 2012 
(Metropolitan Municipal Council Records).  Preliminary plans and architectural projects are 
publicized and the reconciliation meetings with the property owners started in summer 2013.  
 
 The Metropolitan Municipality conducted the renewal in Uzundere on its own capacity.  
The municipality contracted with private developers for the architectural projects for 
redevelopment.  TOKI or any other central government body is not involved with the 
redevelopment project implementation.  The proposed redevelopment in the area involves 
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increasing the density by constructing high-rise apartment buildings.  Figure 7.6 shows how the 
Izmir Metropolitan Municipality envisions Uzundere after redevelopment. 
 
Figure 7.6 Proposed redevelopment in Uzundere Neighborhood (Source: Izmir Metropolitan Municipality)  
 
 
Redevelopment in Uzundere began in February 2015 with demolition of 23 vacant 
buildings in the designated renewal area (Izmir Metropolitan Municipality; Hurriyet 2015).  
Shortly after the initial demolitions in the designated renewal area, residents of Uzundere 
neighborhood founded a neighborhood association to voice their concerns and defend their rights 
throughout the implementation of the renewal project (Mahalleler Birligi 2015).  Given its recent 
foundation, the Uzundere neighborhood association did not actively participate in the renewal 
planning process in their neighborhood because the residents formed the association later in the 
process when the project actually physically started.   According to the earlier metropolitan 
municipality’s strategic plans, the Uzundere renewal area was given secondary priority after the 
Cennetcesme Neighborhood, an area to the west of Uzundere renewal area.  However, the central 
government intervened with the local urban renewal agenda and moved Cennetcesme 
Neighborhood into another renewal area (area c21).  The Metropolitan municipality adjusted its 
urban renewal agenda accordingly and brought the renewal project in Uzundere forward.  
According to the metropolitan municipality officials (Interview with Suphi) the urban 
renewal project in Uzundere is lagging because of the central governments’ interest in the area.  
The Central government is not directly involved with the Uzundere neighborhood renewal 
project but it affects the progression of the planning process due to its involvement with other 
renewal projects in an area surrounding Uzundere.  Redevelopment in Uzundere is another case 
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characterized by a lengthy planning process and uncertainty in terms of the project timeline.  
Redevelopment talks in Uzundere have been ongoing for almost a decade without any tangible 
progress in the implementation.  
7.3 Renewal Area c21: Urban Renewal in Fifteen Neighborhoods  
Area c21 is the largest designated renewal area in the country.  In total, it includes fifteen 
different neighborhoods77 located in the south of Izmir city center.  In terms of the surface area, 
it is one-fifth of the whole district.  This whole area has been a part of the Metropolitan 
Municipality’s urban renewal agenda since 2007 as it was marked as “renewal and rehabilitation 
zones” in Izmir Development Master Plan (Figure 7.5).  According to the Master Plan, the 
Metropolitan Municipality has been planning redevelopment of the building stock in the area 
piecemeal.  While the Metropolitan Municipality was waiting for authorization from the Central 
Government based on Renewal Act I, the Ministry of Environment and Urban Planning 
designated the majority of this area as “risky” to be redeveloped based on Renewal Act II in 
December 2012.  Thus, the central government is in charge of the renewal in the area and does 
not engage with either the district or the metropolitan municipalities.  In a sense, the conflicting 
agendas of the central and the local government mark urban renewal in this large renewal area in 
Karabaglar.  
7.3.1 Neighborhoods Context 
Settlement in the area c21 started in 1970s in the form of squatter settlements constructed by the 
immigrants from neighboring cities.  The area attracted even more migrants over the 1980s 
mainly from east and southeast Turkey.  Neighborhoods in this area have a locational advantage 
given its proximity to manufacturing plants in southern Izmir.  Migrants arriving in Izmir 
continued settling down in these neighborhoods to take advantage of the manufacturing job 
opportunities in the area.  These are often low-paid jobs without job security. Neither the market 
nor the state met the low-cost housing demand of the new migrants. Immigrants settled down on 
publicly owned land in the fringes of the city center, which made them squatters in the area.  
They built rudimentary dwellings only to meet their basic housing demand. Not surprisingly, the 
																																								 																				
77	Cennetcesme,	Salih	Omurtak,	Bahriye	Ucok,	Limontepe,	Ali	Fuat	Erdem,	Umut,	Gazi,	Ozgur,	Yuzbasi	Serafettin,	
Devrim	(partially),	Yurtoglu	(partially),	Abdi	Ipekci	(partially),	Ihsan	Alyanak	(partially),	Uzundere	(partially),	Peker	
(partially).		
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built environment in the area did not develop according to land use plans or building codes.  
Some of the residents acquired “tapu tahsis”78 documents, which are semi-formal deeds offered 
with amnesty laws in 1984 and 1985.  Only portions of these semi-formal deeds are converted to 
formal deeds.  With or without title deeds, buildings in the area are predominantly informal 
structures built without construction permits.  
 Figure 7.7 provides some views from neighborhoods included in this huge designated 
renewal area. Although these images are from different neighborhoods across the area, they are 
very similar in terms of the quality of construction and the dominant urban patterns in the whole 
area. 
Figure 7.7 Street views from the Renewal Area c21 a. view from the intercity highway, b. A residential building 
located in Ali Fuat Erdem Neighborhood, c. A housing unit located in Cennetcesme Neighborhood, d. A housing 
unit located in Salih Omurtak Neighborhood, e. A housing unit located in Abdi Ipekci Neighborhood f. A housing 
unit located in Umut Neighborhood (Source: Karabaglar District Municipality) 
a. 	  b.   
c. 	  d.  
 
 
 
																																								 																				
78	Tapu	tahsis	documents	grants	a	future	de	jure	property	right,	either	to	the	property	that	the	current	resident	
“own”,	“occupy”	or	to	another	dwelling	built	elsewhere.	But	a	tapu	tahsis	document	does	not	guarantee	formal	
recognition	of	the	holders’	property	rights.	If	a	“squatter	settlement”	area	receives	a	formal	plan,	then	the	“tapu	
tahsis”	documents	(only)	may	be	turned	into	formal	deeds	(Kuyucu	and	Unsal	2010).	
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Figure 7.7 (cont.) 
e.   f.   
 
 Initial settlements in the area are single story and often single-room shelters.  Most of the 
residents start building additional rooms and stories to their initial structures over the years.  The 
expansions of the original dwellings took place gradually in the form of housing investments of 
the residents.  Residents use additional rooms to accommodate their families expanding through 
marriages of the children.  Thus, multifamily living in the area is quite common for the 
neighborhoods in the area.  As is the case in many other designated redevelopment areas, 
residents are predominantly homeowners.  There are residents who do not own the unit they live 
in but not paying any rent.  This is mainly due to multifamily living.  Tenant occupancy in its 
conventional form is relatively uncommon in the area.  Only recently, there has been an increase 
in tenant occupancy in the area due to the increasing number of Syrian refugees. Relatively low 
rents and family ties of the southeastern population in the area make the area a reasonable place 
to settle down for the deprived refugee community. 
7.3.2 Designated Renewal Area 
Renewal area c21 is located to the south of the Izmir city center.  It is right to the north of the 
major intercity highway connecting Izmir city center and the popular touristic districts of Izmir. 
The size of the renewal area is 540 hectares and it comprises 15 neighborhoods.  Figure 7.8 
shows the designated renewal area, the one on the left is from 2006 and the one on the right is 
from 2014.  In the given period, there has not been any significant change in the area in terms of 
new developments.  About 30% of the designated renewal area is publicly owned vacant land.  
The rest of the designated renewal area consists of 15 different neighborhoods.  In terms of 
physical and social environment these neighborhoods are at similar standards. There are 
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approximately 10,671 buildings within the designated renewal area and the population living in 
the designated renewal area is 53,500 (Yildirim 2014; SPO79 2014).  
Figure 7.8 Proposed redevelopment in Uzundere Neighborhood (Source: Izmir Metropolitan Municipality)  
 
 
 
7.3.3 Urban Renewal Actors 
There are two main actors determining the progression of the urban renewal project in Area c21: 
the Ministry of Environment and Urban Planning and the grassroots organizations in the form of 
Neighborhood Associations.  The central government deliberately excludes local government 
bodies, both at metropolitan and district level, from the redevelopment planning process.  The 
district municipal officials mention that the declaration of this whole area as redevelopment site 
is completely beyond their knowledge and they learned about the central government’s renewal 
																																								 																				
79	Chambers	of	Urban	Planners,	Retrieved	in	June	2015	from	http://www.spoizmir.org/yerel/kentsel-
doenueuemde-kafasi-karian-vatanda-syan-bayrai-acti-huerriyet-zmir-ege-11112014.html	
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area decision from the Official Gazette, together with the rest of the public.  The central 
government is directing the renewal program based on the Renewal Act II.  Municipal officials 
criticize the redevelopment initiative in the area because they think the central government has 
been by-passing both the district and the metropolitan municipalities. This centralizes the whole 
urban renewal planning process for the renewal area c21.  The central government has recently 
announced that the renewal project in Area c21 will be financed by the ILBANK Inc., which is a 
development and investment bank operated by the Ministry of Environment and Urban Planning.  
This also suggests that the implementation of the project will not be dependent on the local 
business interests or coalitions. 
Local government officials, who are completely excluded from the planning process of 
the renewal project in area c21, emphasize the role of an ongoing political tension between the 
central and local government (Interviews with Suphi and Zeki in 2014).  This tension stems from 
a severe political rivalry between the main opposition party that is in both the district and 
metropolitan municipality offices, and the party in power that is in the central government office 
for over a decade.  The political rivalry is not necessarily ideological; it is mainly driven by 
power struggles based on party politics.  In 2008, the central government founded the Karabaglar 
district municipality by separating it from Konak80 district.  Municipal officials interpret this as a 
strategic move by the central government right before the municipal elections in 2009 with the 
hope that the district will be an AKP majority area (Interview with Zeki).  However, with a small 
margin, the CHP continued its lead among the electorate.  After Karabaglar became a separate 
administrative unit on its own, it also become the district with the lowest quality housing stock 
among the other districts in metropolitan area.  Derelict housing stock that is predominantly built 
informally and with inadequate infrastructure, Karabaglar became a hotbed for urban renewal 
projects in metropolitan area of Izmir. 
The Ministry of Environment and Urban Planning hired a private planning company 
(Yeni Hedef Harita Inc.) for the development of architectural plan and the master plan for the 
whole renewal area.  The private planning company also initiated the reconciliation meetings 
																																								 																				
80	Izmir	Metropolitan	is	one	of	the	powerhouses	for	the	main	opposition	party	(CHP).	Central	government	has	been	
reorganizing	district	municipal	boundaries	across	the	country	allegedly	to	consolidate	its	political	control	at	local	
governments.	Karabaglar	municipal	officials	claim	that	the	central	government	declared	Karabaglar	as	a	separate	
district	with	the	expectation	of	becoming	the	first	party	in	the	local	elections.	However,	in	both	following	municipal	
elections,	CHP	won	over	AKP.	However,	the	difference	between	each	party’s	votes	declined	from	10%	to	3%.		
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with the existing residents in July 2014 with this company representing the Ministry of 
Environment and Urban Planning during these one-to-one meetings.  The purpose of these 
meetings was to negotiate with the property owners among the existing residents about the 
proposed renewal project in the area based on preliminary plans (see Figure 7.9).  The company 
set up a neighborhood office in the project area and invited the property owners in the designated 
renewal area.  The company representatives’ goal was to get the property owners to sign a letter 
of consent for the project based on a vaguely defined compensation scheme (Interview with 
Dogan).  Residents also received notifications from the private company telling them to provide 
certain information about their dwellings (square footage, title deed records, ownership status 
etc.).  
During these meetings, company representatives provided very limited information to the 
existing residents on what they were offered in return of their current dwellings if they give 
consent for the urban renewal projects (Interview with Neighborhood Association Member). 
Each resident was told how much property (in square meters) they are entitled to in the project 
area based on how much they own now.  But this only specified the size of the relocation 
housing each resident is offered in return of their existing dwellings. The actual location of the 
relocation housing each property owner was to be offered was not specified.  Given that the 
project area is massive (540 hectares), location of the new dwelling space is important not only 
for the protection of community ties but also for the worth of the houses.  Also, monetary 
compensation for relocation in the form of rent-support was neither clearly stated nor guaranteed 
during these negotiation talks between the residents and the private company that allegedly 
represented the central government.  In this process, existing residents came to realize that the 
planning company acting on behalf of the ministry was not providing clear and reliable 
information about the future of their neighborhoods, houses and their living environments.  The 
level of uncertainty that existing residents had to deal pushed them to organize from the 
grassroots to represent their collective interests in the imposed renewal project.  This is the basis 
of “neighborhood associations” formed in the redevelopment area to represent current residents’ 
demands; defend their legal and social rights to their homes as well as living environment.  
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Figure 7.9 Preliminary plan for the redevelopment in the designated renewal area presented by the private urban 
planning company to the designated renewal Area c21 residents in June 2014. (Source: Yeni Hedef Harita Inc, 
retrieved from http://yenihedefharita.com.tr/kentsel_donusum_projeleri.html last access 3/23/2016) 
 
The grassroots organization constitutes a crucial part of the planning process for the 
renewal in area c21.  Residents of Limontepe (located in the north of the redevelopment area) 
established the first neighborhood association in the area and named it “Limontepe Urban 
Renewal Association” (Limontepe-URA).  The association became active when the planning 
firm started the negotiation talks with the current residents, on behalf of the Ministry of 
Environment and Urban Planning in April 2014.  The president and the founding members of the 
association say that the firm representatives were secretive about the project details and also had 
a threatening attitude towards the neighborhood residents during the reconciliation meetings.  
The residents’ who attended the negotiation talks suggest that the firm representatives presented 
the project as a take it or leave it deal rather than informing the residents through any 
constructive dialogue.  The neighborhood association president recalls that a strong feeling of 
despair among the residents motivating them to establish a neighborhood association to unite and 
raise their voice about their claims and concerns about the redevelopment project.  
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Figure 7.10 Stakeholders involved in urban renewal planning in renewal area c21. 
 
 
 
 
 
 
 
 
While I was in the field in July 2014, Limontepe-URA was the only neighborhood 
association established in the area.81.  Limontepe-URA not only helped to organize the 
neighborhood it represents but also motivated an organization of neighborhood associations in 
other neighborhoods in the area.  Cennetcesme-URA82 became the second neighborhood when it 
was established in August 2014.  In November 2014, Salih Omurtak-URA started its operations 
as the third neighborhood association in the area.  These neighborhood associations are self-
organized at the neighborhood level and primarily represent residents living in their 
neighborhoods.  But they coordinated their efforts to represent the existing residents’ rights in 
the redevelopment area more effectively.  With the support of two associations formed based on 
hometown ties,83 professional organizations84 and Karabaglar District Municipality Urban 
Renewal Commission neighborhood associations united and formed the “Karabaglar Urban 
Renewal Platform (Karabaglar-URP)” in December 2014. 
 Karabaglar-URP has two fundamental demands from the urban renewal that is conducted 
by the central government.  First, they want to stay in the same area after the redevelopment. 
They demand the relocation housing to be in the same area as their current dwellings because 
they do not want to give up on their properties’ locational advantages.  Also, residents in the 
																																								 																				
81	The	association	had	about	350	members	by	the	time	and	the	support	from	the	residents	was	increasing	on	a	
regular	basis.	
82	“Karabaglar	Hak	Arayanlar	Dernegi”	
83	People	of	Mardin	and	People	of	Tokat	Fellow	countrymen	Associations	in	Izmir	
84	Izmir	units	of	Chambers	of	Civil	Engineers	and	Chambers	of	Topographical	Engineers		
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redevelopment area typically rely on their social ties with their neighbors.  Staying in the very 
same area in the aftermath of the redevelopment will preserve the current social fabric in the 
neighborhoods despite the changes in the built environment.  Karabaglar URP’s second demand 
is about the ways in which potential legal disputed will be handled throughout the redevelopment 
process.  According to the contract that the planning firm offered to the residents, any potential 
legal disputes about the redevelopment would be addressed by the courts in Ankara. Residents 
demand the local courts in Izmir to be authorized for urban renewal cases that may arise.  
The Ministry of Environment and Urban Planning did not interact with the existing 
residents directly until the Karabaglar URP was formed.  Karabaglar URP became the 
representative body for the interests of the residents of the designated renewal area.  Before the 
Karabaglar-URP, the private planning company carried out the negotiation talks with the 
residents on an individual basis.  Karabaglar URP became the representative body that advocates 
for the residents and property owners in the redevelopment area.  Thus, the first tangible gain of 
the Karabaglar URP is that the central government formally recognized the people living in the 
designated renewal area.  The Ministry of Environment and Urban Planning started to 
communicate with the Karabaglar URP directly as the neighborhood associations become more 
representative of the residents’ claims regarding the urban renewal.  In January 2015, the Izmir 
representative of the Ministry invited the Karabaglar-URP representatives for a meeting and 
personally assured them about transparency of the redevelopment planning from then on.  
In February 2015, Karabaglar-URP joined a “Neighborhoods’ Union,”85 a neighborhood 
associations’ network based in Istanbul.  This association organized a campaign and pushed the 
parliament to pass a bill to extend the validity of the “tapu tahsis” documents. The 
Neighborhoods’ Union succeeded in creating the public and political support for the bill and the 
relevant article86 of the Renewal Act II was updated in March 2015.  This campaign organized 
for the bill had two immediate outcomes.  First, this extension provides extra time for many 
																																								 																				
85	In	Turkish	it	is	called	“Mahalleler	Birligi”.	Neighborhoods’	Union	consists	of	neighborhoods	association	across	
nine	districts	in	Istanbul.	Karabaglar	URP	is	the	first	neighborhood	association	that	joined	the	union	from	Izmir	and	
also	outside	of	Istanbul.	The	main	objective	of	the	Neighborhoods’	Union	is	to	represent	the	social	and	economic	
rights	of	the	residents	living	in	areas	mainly	designated	as	risky	area	based	on	Renewal	Act	II	since	2012.		
http://mahallelerbirligi.org/	
86	Article	24,	which	states	that	the	validity	of	the	Amnesty	Law	passed	in	1985,	expires	in	three-years	after	the	
enactment	of	the	Renewal	Act	II.	Because	the	Renewal	Act	II	was	enacted	in	May	2012,	the	validity	of	“tapu	tahsis”	
document	originally	expires	in	May	2015.	
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residents in the renewal areas with “tapu tahsis” documents to apply for a formal deed.  This is a 
significant gain for the residents in designated renewal areas who do not have well-defined 
property rights because the relocation housing and the monetary compensation are determined 
based on legal entitlements to real estate in a given redevelopment area.  Beyond that, based on 
this campaign, the grassroots organization in Karabaglar connected with other neighborhoods 
associations organized around a common purpose for the first time.  This network across the 
cities enhances the political power of the grassroots organizations representing the existing 
residents’ interests in urban renewal projects.  
7.3.4 Recent Developments in 2015 
Recently, the Ministry of Environment and Urbanization announced a new development plan for 
the designated renewal area c21.  In contrast to the Ministry’s previous claims on the necessity of 
a comprehensive renewal plan for the whole area of 540 hectares, this development plan focuses 
on only 101.4 hectares-sized section in the southeast part of the c21 area as the first phase of the 
renewal (Figure 7.10).  This area is almost completely vacant because based on the ground 
studies conducted in 1996 the area is ‘geologically risky’ and not suitable for settlement.  This 
area that accounts for about one-fifths of the designated renewal area has remained unoccupied 
because it was not habitable while its surroundings developed into dense settlements. The 
Ministry’s plan report announces that housing development in the proposed vacant land will be 
used for relocation housing for those who live in the remainder of the designated renewal area.  
In other words, the Ministry proposes constructing new housing units in the ‘geologically risky’ 
vacant land and to resettle the residents of the “Limontepe Area Development Plan” area as 
shown in Figure 7.10 (Ministry of Environment and Urban Planning 2015, p.28). Despite the 
opposition of the Izmir metropolitan municipality (ibid, pp.21-24) and the Karabaglar district 
municipality (ibid, pp. 24-27), the Ministry is still pursuing this plan. The Ministry reports that 
the ground studies conducted in 1996 were based on observational evaluations and are not 
reliable (ibid, p.28).  The Ministry states that they get contradictory results after redoing the 
geological analysis for the area in support of this controversial plan. 
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Figure 7.11 Proposed project area for the First Phase of the renewal as of November 2015. (Source: Ministry of 
Environment and Urban Planning)  
 
 
Neighborhood Associations continue to oppose and resist the Ministry’s recently 
proposed plans on two aspects.  First, they oppose the displacement from their neighborhoods. 
This has been the focus of their motivation in organizing at neighborhood level beginning from 
summer 2014.  The Neighborhood Associations’ opposition now also involves resistance to 
relocation in ‘geologically risky’ areas.  Although the Ministry claims that the area is safe for 
settlement, neither the district municipality nor the metropolitan municipality supports this 
stance.  Designated renewal area residents’ distrust in the central government’s urban renewal 
objectives and planning has escalated with the development plan.  In the aftermath of the 
announcement of this plan for the first phase of urban renewal in the area c21, grassroots 
opposition to displacement has intensified.  Neighborhood associations became more vocal in 
both national and local media with increasing coverage, and also started an active fight against 
the urban renewal projects by taking the plans to the court.  
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7.4 Renewal Area c22: Urban Renewal Program in Osman Aksuner- Asik Veysel - Aydin 
Neighborhoods  
Area c22 is located to the south of Izmir city center and to the east of the area c21.  It consists of 
four neighborhoods in total; three of these are located within Karabaglar District’s administrative 
boundaries and one other neighborhood is in Buca district’s administrative boundaries.  The total 
surface area of the designated renewal area is about 187 hectares and 110 hectares of this is in 
Karabaglar District.  This whole area has been a part of the Metropolitan Municipality’s urban 
renewal agenda since 2007 as it was marked as “renewal and rehabilitation zones” in Izmir 
Development Master Plan (see Figure 7.5).  This area was marked as “Program Area No.7” in 
Izmir Metropolitan Municipality’s Master Plan.  Despite the Metropolitan Municipality’s agenda 
about the redevelopment in the area, the central government designated the area as a renewal site 
based on Renewal Act II.  Until May 2015, the central government has been in charge of 
planning the renewal in the area. However, recently, the Ministry of Environment and 
Urbanization authorized the Karabaglar District Municipality to conduct the redevelopment in 
three neighborhoods in the renewal area.  Interestingly, the ministry authorized the Buca District 
Municipality for the redevelopment in the only neighborhood that is a part of the redevelopment 
area but outside the administrative boundaries of the Karabaglar District.  
7.4.1 Neighborhood Context 
Early developments started in the early 1970s and density started to increase with the Amnesty 
Law that was enacted in 1984.  Three neighborhoods, which are partially part of the renewal area 
c22, are used for both commercial and residential purposes.  There are small carpentry 
workshops, auto repairs and numerous small enterprises in the furniture business in the area. The 
number of residential units is limited compared to the commercial units in the area. Having both 
small manufacturing plants and residential units too close to each other is considered as a 
problem in the existing built environment in the area.  Residents are typically from low income 
groups (Karabaglar District Municipality).  Further, the built environment is not developed 
according to the land use plans and building codes.  Low construction quality is common among 
the buildings in the area.  
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Figure 7.12 Buildings located in Osman Aksuner (a and c) and Asik Veysel (b), and Aydin (d and e) Neighborhoods 
(Source: Karabaglar District Municipality)  
a.         b.  
c.        d.  
 
e.  
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 Figure 7.11 shows buildings from the theree neighborhoods designated as renewal areas.  
About half of the buildings in area c22 have two- three stories.87  Accroding to the Ministry of 
Environment and Urban Planning, this is an advantage for the implementation of urban renewal 
in the project area because there is room for density increases by increasing the building height 
allowances.  In the Aydin neighborhood, the neighborhood located in the southern fringe of the 
renewal area c22 has a higher quality building stock on along the main street site;  there are still 
derelict warehouse units that are not located in inner parts of the designated renewal area (Figure 
7.11e). 
7.4.2 Designated Renewal Area 
Figure 7.13 shows the boundaries of the renewal area that spreads across Osman Aksuner, Asik 
Veysel and Aydin Neighborhoods, which are satellite views from July 2006 and August 2014 
respectively.    The area within the blue line shows the boundaries of the Seyhan Neighborhood 
that is a part of Buca District Municipality.  The total area is 187 hectares and 110 hectares of 
that is within the Karabaglar District’s administrative boundaries.  A comparison between the 
two images suggests that there has not been any significant change within the designated renewal 
area or in the vicinity of the area.  The area is a well-established part of the city so there has not 
been any room for new development in the area. 
Figure 7.13 Satellite view of designated renewal area in Osman Aksuner-Asik Veysel- Aydin Neighborhoods 
(Source: Google Earth)  
 
 
																																								 																				
87	Within	the	designated	renewal	area	21%	of	the	buildings	are	single	story	structures;	30%	of	the	buildings	have	
two	stories;	26%	of	the	buildings	have	three	stories;	19%	of	the	buildings	have	four	stories	and	only	the	remaining	
4%	have	five	or	more	stories.		
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The area is designated as renewal site based on Renewal Act II in May 2013.  Prior to 
this date, the given area has been included in renewal areas according to Izmir Metropolitan 
Municipality’s Master Development Plan in 2007.  However, there has not been any tangible 
attempts to start redevelopment project for the area.  In other words, the area was included as a 
part of the Metropolitan Municipality’s urban renewal roadmap but it was not prioritized among 
the other proposed renewal areas.  The reasoning behind the Metropolitan Municipality’s 
inclusion of the area in its urban renewal agenda is that fault lines pass through the area. 
However, extra technical evaluation studies had to be conducted before clarifying whether these 
fault lines were active or not.  Hence, additional measurements are needed to become clear about 
the geological risks of the area. 
7.4.3 Urban Renewal Actors 
Izmir Metropolitan Municipality has classified the Osman Aksuner-Asik Veysel- Aydin 
Neighborhoods as redeveloped zones in 2007 based on the Development Master Plan.  However, 
the Metropolitan Municipality did not prioritize these neighborhoods for urban renewal. The 
Metropolitan Municipality did not officially request the Central Government’s approval to 
declare these areas as redevelopment sites based on either of the renewal acts.  On the other 
hand, the Karabaglar district municipality did not have any interest in managing the 
redevelopment in the area.  
District Municipality officials think that district municipalities  do not have the financial, 
managerial and technical capacity to successfully direct neighborhood level redevelopment 
projects.  As a result, Karabaglar municipality in principle chooses to leave urban renewal 
projects to the Metropolitan Municipality because they are more experienced in these projects 
and have better access to financial resources to fund these large scale development projects. The 
Karabaglar district municipality chooses to make plan revisions and initate gradual renewal 
rather than conducting neighborhood level projects that involve demolition and reconstruction of 
large surface areas.  There is no competition between the district and metropolitan municipality 
over the urban renewal projects in the case of Izmir.  
Izmir Board of Trade is involved with the renewal in area c22 as an atypical actor.  Izmir 
Board of Trade (IZTO) pushed for redevelopment in the area to please the small and medium 
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size enterprises (SMEs) in the area.  A potential renewal in the area meant infrastructural 
improvement, higher standards for production plants and showrooms.  So the local business 
interests supported the redevelopment in the area.  Designation of the area as a redevelopment 
site was the Board president’s campaign promise; as the president was running for another term 
after 22 years of service.  The Board of Trade initated a protocol between the two district 
municipalities (Buca and Karabaglar) to redevelop the area and, at the same time, pressured the 
Izmir office of the Ministry of Environment and Urbanization to request designation of the area 
as redevelopment site.  In June 2013, the Council of Ministers announced the area as renewal site 
based on Renewal Act II.  Besides the announcement of the renewal area, there was no other 
progress in planning for the redevelopment in the area c22 for over 18 months until January 
2015.  In January 2015, the Ministry of Envrionment and Urban Planning authorized Karabaglar 
District Municipality to conduct the renewal project in area c22.  The district municipality tried 
to pursue a transparent process redevelopment planning by informing the public about the proces 
by organizing meetings.  There is progress achieved regarding the pending redevelopment in the 
area. 
 
7.5 Conclusion 
Designated urban renewal areas in the Karabaglar district of Karabaglar are clustered around 
several large-scale investments in the built environment.  Located in the southern fringe of the 
city, the area is home to the Olympic Village that was built between 2003 and 2005.  Project 
areas are located right to the north of the major intercity highway (D-300 state road).  This 
provides a locational advantage to the area mainly in terms of improved connectivity to the other 
city parts.  More recently, the Karabaglar District Municipality have been investing in a huge 
recreational park in the area.  Also, on the south of the D-300 highway, there is a TOKI housing 
project that was built in partnership with the metropolitan municipality of Izmir.  It is important 
to consider how these development projects fit together in conjunction with of a larger scale 
development agenda that concentrates in the built environment in that particular part of the city.  
The planning process for these renewal projects has been characterized by political 
tensions between the central and local governments.  Izmir is the only case among the three case 
studies where the central government has refused to authorize the local government fully to 
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pursue a locally developed urban renewal agenda.  Local government (both the metropolitan and 
the district municipality) is completely excluded from the urban renewal project development for 
the renewal area c21.  The isolation and exclusion of the local government has created an 
environment that urged the current residents to organize to self-represent their interests before 
the proposed renewal in their neighborhoods.  Starting from one particular neighborhood 
(Limontepe in renewal area c21), designated renewal area residents were mobilized from 
bottom-up.  Starting from one neighborhood association, several other neighborhoods designated 
as renewal sites based on the same cabinet decision formed their own neighborhood associations. 
In a matter of few months, these individual neighborhood associations were united and formed 
the Karabaglar Urban Renewal Platform.  This network of neighborhood associations also joined 
the Istanbul-based “Neighborhoods Solidarity” association, which is a federation of 
neighborhood associations across Istanbul.  Residents of renewal area c21 brought a grassroots 
voice representation to the centralized, top-down renewal agenda for Karabaglar.  
Izmir is an important case to show what ordinary people as designated renewal area 
residents can actually do to effectively resist, challenge, and transform the planning practices that 
characterize a nationwide urban renewal agenda.  The urban renewal planning process is ongoing 
in Izmir.  None of the projects in designated renewal areas have started.  However, the conditions 
under which current residents have efficiently and effectively organized and formed a platform 
to represent the voice of the directly affected people are insightful. Competition between central 
and local government based on basic political rivalry turned out to be an ‘advantage’ because it 
increased the pressure on the people who will be directly affected by the projects.  Similarly, the 
pressure of an exclusionary planning process reinforced the risks of direct displacement due to 
the tenure insecurity and ill-defined property rights.  This outcome also solidified the immediate 
objectives of the neighborhood organizations.  The Izmir case shows that opposition and 
resistance to the displacement machine of urban renewal can succeed incrementally by having 
clear and tangible targets with practical implications. 
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Chapter 8: Results and Discussion  
8.1 Introduction 
The three previous chapters present the neighborhood-level exploration of the national urban 
renewal program in three districts, each located in a major city in Turkey.  As a result of this 
within-case analysis, three main dynamics stand out as the key factors that differentiate planning 
contexts for displacement from each other: (1) Competition and cohesion between tiers of 
government; (2) Security of Tenure and Ownership rights of current residents, and (3) Political 
economy of the redevelopment.  This chapter discusses each of these factors separately and 
provides the results of the cross-case analysis based on neighborhood and city level comparisons.  
The presentation of these findings first focus on neighborhood level similarities and differences, 
and then generalize these findings to the city level.  The product of these different dynamics 
suggest that an ‘alternative planning vision’ to deal with inequitable displacement may develop 
only when the inhabitants themselves self-organize at the local level to voice their demand for 
inclusion in the decision-making process, transparency, and accountability of the redevelopment 
planning.  Aforementioned three factors are important because they either reinforce or debilitate 
the rise of grassroots organization against the displacement prospects of urban renewal. I discuss 
each of these factors that contribute to the development of this collective demand separately.  I 
conclude this chapter by pointing out the relationships between these dynamics.  
8.2 Competition and Cohesion Between Government Tiers 
8.2.1 Re-Centralization of Government and Centralization of Urban Renewal Planning  
Decentralization policies have multiple dimensions including transfer of responsibilities of 
service provision, transfer of decision-making power, and transfer of financial resources from 
central government to lower tiers of government (Miraftab et al., 2008).  Rapid decentralization 
often causes a discrepancy between the growing responsibilities of local governments for service 
provision and the absence of adequate financial, institutional and technical capacities  (Bardhan, 
2002).  This fast transformation increases the local governments’ dependence on the profit-
oriented private businesses.  A common consequence of this increasing dependence is the 
privatization of basic infrastructure, services, and urban land  (Bond, 2008; Duren, 2008).  In 
summary, decentralization triggers marketization of local government functions and reduces the 
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public sector’s role in planning. However, this basic model of ‘neoliberalization’88 of planning 
through decentralization does not explain the recent the context of urban renewal program in 
Turkey.  
Decentralization of the planning power in Turkey goes back to the economic 
liberalization policies adopted in 1980s in the aftermath of the military coup in September 1980. 
This transformation marks the early decentralization efforts in urban planning in Turkey and it 
continued until the early 2000s.  The period that followed two-decades of decentralization 
process is considered as the period of ‘recentralization’ in terms of the allocation of political and 
administrative powers between local and the central governments (Ozcan and Turunc 2008).	 	In 
the period between 2005 and 2014, urban planning power and authority in Turkey gradually 
shifted from the local to the central government (Elicin, 2014).  Centralization of planning for 
urban growth and development restrained local governments’ decision-making power and 
escalated the central government’s administrative control on city planning.  Growing central 
government power in planning is achieved with institutional changes such as the re-strengthening 
of the Mass Housing Administration (TOKI), and the development of a new ministry called the 
“Ministry of Environment and Urban Planning” (Elicin, 2014, p. 150; Ozdemir, 2011, p. 1106).  
The central government generated the initial framework for urban renewal policy as a part of this 
increasing involvement in spatial and strategic planning in cities. Over the years, central 
government’s involvement in urban renewal transformed from legislative and policy making into 
decision-making and implementation.   
Renewal Act I enacted in 2005 defines urban renewal as a part of municipal 
governments’ responsibility.  At that point, central government did not have any decision-
making or administrative role regarding urban renewal implementation.  Central government’s 
involvement in urban renewal implementation increased incrementally over the years, and the 
central government eventually became deeply involved in decision-making that have substantial 
local implications.  First, decision-making power for urban renewal projects were gathered at the 
metropolitan level. This initial level centralization at the local government level implied that 
																																								 																				
88	Neoliberalization	in	cities	basically	refers	to	the	broad	set	of	policies	that	reduce	the	state’s	role	in	delivery	of	
basic	services	and	instead	promoting	the	private	sector	operation	through	free	market	mechanisms	for	the	
delivery	of	basic	services. Decentralized	administrative	and	political	power	of	the	state	facilitates	the	shrinking	role	
of	the	government	in	the	city.	As	a	result,	the	local	government	ends	up	acting	entrepreneurially	to	attract	
investment,	jobs,	and	public	resources	(Harvey	1989).	
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district municipalities needed metropolitan municipalities’ approval to develop urban renewal 
projects in their own jurisdictions. Secondly, decision-making in urban renewal project area 
designations is further centralized with the amendment to the Renewal Act I in 2010.89  This 
amendment requires the municipalities to obtain the central government’s approval before they 
declare renewal sites within their jurisdictions.  Finally, decision-making and administrative 
power was centralized further when the central government enacted the Renewal Act II in 2012. 
Renewal Act II defines carrying out urban renewal projects as the central government’s 
obligation “to protect citizens” lives and secure their property.”90  
The national urban renewal program in Turkey is a counter-example for the hyper-
marketization of urban planning that is implicitly facilitated by the decentralization of power.  
The state is the protagonist in this national urban renewal program and the primary push for this 
nationwide program comes from the state rather than the private sector.  Moreover, urban 
renewal planning in Turkey has never been decentralized in terms of financial resources. Urban 
renewal projects always relied on transfers and subsidies from the national budget. 
Decentralization of urban renewal mainly involved the responsibility and the decision-making 
power and these two dimensions of decentralization also cease to exist from 2005 to 2012.  
Despite this prevalent centralization trend that contradicts with neoliberal mode of planning, 
many scholars have been studying Turkey’s urbanization under the neoliberalization framework 
in the last decade (Saracoglu & Demirtas-Milz, 2014; Kuyucu & Unsal, 2010; Karaman, 2013).  
This dissertation avoids “neoliberal turn” in planning as a shortcut for explaining the mechanism 
that restructure the urban land use and housing stock in cities that generate the displacement 
pressures for the current residents.  
8.2.2 Interjurisdictional Competition and Centralization of Planning Authority 
At the city level, discussion on competition and competitiveness predominantly focus on market-
based processes (Ache & Andersen, 2008, p.8) and concentrate on economic performance 
measures in growth and ability to attract population and investment to the city (Raco 2003).  In 
this framework, entrepreneurialism has been the key policy approach for city governance to gain 
competitiveness among other cities (Harvey, 1989; Jessop, 1998; Brenner & Theodore, 2002). 
																																								 																				
89	Law	No.	5998,	“Belediye	Kanununda	Degisiklik	Yapilmasina	Iliskin	Kanun”		
90	Act	No.	6306,	Articles	1-2,	2012	
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Entrepreneurial urbanism consists of strategies to brand cities as attractive for investment in 
order to foster growth.  Moreover, this interurban competition between cities implies a zero-sum 
game, where each city develops strategies to beat the other cities in this race for investment.  
However, this type of interurban competition is meaningful only when the power for decision-
making, financial authority, and service provision responsibilities is decentralized to a certain 
degree.  When the local governments do not have the political, administrative or financial means 
to develop entrepreneurial strategies in their jurisdictions, interurban competition for investment 
and resources lose its economic grounds.  
The recentralization of planning authority in Turkey breeds a distinctive context for the 
interjurisdictional competition between government tiers.  When the local governments do not 
have the power to strategize their policies for economic growth, there is no grounds for 
interurban competition to attract people and investment or public investment.  Instead, the 
government tiers compete with each other to control the urban space.  In other words, the local 
governments are not bound to develop entrepreneurial strategies to compete with each other to 
pursue their local redevelopment agendas.  In absence of economic and technical capacity to 
compete for attracting public and private capital, government tiers compete with each other for 
“political power.”  This competition for political power in the context of urban renewal planning 
is embodied as the local government offices struggle with the central government to pursue their 
local urban renewal agendas, which they have developed before the centralization of the urban 
renewal planning.  Central government contests local governments by intervening in the local 
redevelopment agendas, and introduce centrally planned redevelopment projects. 
The competition between the local government and the central government is basically 
centered on political party affiliations of the government offices.  Government offices affiliated 
with the same political party do not compete with each other to maintain or gain power.  When 
the government tiers do not compete with each other to obtain control over the urban space, they 
tend to form alliances among themselves.  This alliance formation between government tiers 
constitute the case of “political cohesion”. When the lower tiers of government and the central 
government compete for power to control urban space, they are typically affiliated with opposing 
political parties.  This division between the government tiers constitute a “political competition’ 
environment regarding the urban renewal planning.  
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The conditions reinforcing the “political competition” or “political cohesion” between the 
district municipality, metropolitan municipality, and the central government determine the power 
balances in planning for urban renewal. The competition for power and control over the 
redevelopment of urban space gives rise to “power vacuums” in the planning process of urban 
renewal projects.  According to the findings of the cross-case analysis, the emergence of power 
vacuums induced by the interjurisdictional competition plays a major role in altering the 
planning environment.  The current residents pressured by the displacement prospects take action 
in order to fill this power vacuum that grows due to the political competition between the 
government tiers in the first place.  Although the power vacuum indicates a weakness in the 
planning system, it encourages the communities’ reaction and organization to on behalf of their 
collective interests, which is formally omitted in the planning process.  These ordinary people’s 
reaction to the power vacuums in planning has the potential to alter the displacement prospects 
of urban renewal projects, and develop an alternative vision to mitigate the redevelopment-
induced displacement in cities.  Next section details the cross-case comparisons and features how 
competition or cohesion between government tiers modifies the planning environment while 
challenging the displacement prospects. 
8.2.3 Cross-Case Comparison based on Interjurisdictional Competition and Cohesion 
The relationship between the tiers of government forms a continuum ranging from competition 
to cohesion.   Among the three cases, Bursa and Izmir constitute the two extremes.  In the case of 
Bursa, both tiers of local government are affiliated with the same political party as the central 
government.91  Hence, Bursa stands out as the “perfect cohesion case” among the three cases.  In 
the case of Izmir, both tiers of local government are affiliated with the main opposition party that 
is the closest political rival of the party in the central government.92 Thus, Izmir is polarized in 
terms of the political party affiliations of the local and the central government.  Finally, Adana 
constitutes the middle ground, where the political power is fragmented93 between three major 
political parties at all three levels of government.  This variation in terms of concentration and 
																																								 																				
91	AKP	(Justice	and	Development	Party),	has	the	nationwide	popular	electoral	support	since	the	2002	general	
elections,	and	has	been	forming	the	single-party	governments	since	then.		
92	CHP	(Republican	People’s	Party)	is	the	main	opposition	party	and	the	second	largest	party	in	the	parliament	in	
terms	of	national	level	popular	support.	
93	District	municipality	is	affiliated	with	the	CHP,	the	metropolitan	municipality	is	affiliated	with	the	second	largest	
opposition	party	in	the	parliament	MHP	(Nationalist	People’s	Party)	and	the	central	government	is	still	affiliated	
with	AKP,	Justice	and	Development	Party.	
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fragmentation of political power based on parties in government offices affects how the planning 
of the general framework of urban renewal projects progress in designated renewal areas.  The 
differences in power balances generate distinct planning environments and community responses 
to urban renewal and the displacement prospects.  
In the implementation of urban renewal policy in Bursa, the central government has 
transferred the planning power and authority to the local government offices.  The Ministry of 
Environment and Urban Planning does not only empower the local government, but also 
distributes the power between the two tiers of the local government.  Both the metropolitan 
municipality94 and the district municipality95 are authorized by the central government to develop 
urban renewal projects separately.  These two tiers of local government work in harmony and 
collaborate with each other to carry out the urban renewal agenda within the Osmangazi district.  
Instead of competing for power and authority, they share the responsibility and resources to 
pursue the local renewal agenda in harmony.  The central government sanctions the local 
government’s renewal agenda rather than interfering.  Political cohesion generates a planning 
environment that somehow counterbalances the centralization trend in urban renewal planning.  
In other words, due to the trust and cooperation between local and the central government 
offices, the central government distributes the political and administrative power to the local 
government offices.  The unity in political party affiliation reinforces cooperation between the 
central and local government offices involved in urban renewal implementation. 
In Izmir, the central government aggressively intervenes the local government’s urban 
renewal agenda.  As the central government plans for the redevelopment, it excludes both tiers of 
the local municipal government from the process.  Despite the several requests of the 
Metropolitan Municipality, the central government did not authorize the local government for the 
redevelopment in area c21 (interview with Suphi and Zeki).  The central government’s 
intervention divides the local urban renewal projects into two: the ones developed by the central 
government and the ones developed by the local government.  This duality in implementation 
mirrors the party based political rivalry between the central government and the local 
government that polarizes the planning environment for urban renewal between the central and 
																																								 																				
94	For	redevelopment	in	areas	b11-	Akpinar	Neighborhood	and	b21-	Gaziakdemir/Alemdar	Neighborhoods	
95	For		redevelopment	in	areas	b22-	Soganli	Neighborhood	and	b23-	Demirkapi	Neighborhood	
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local government.  This political competition between the local and the central government 
prompts a consolidation of planning power at the local level.  Metropolitan municipality 
patronizes the district municipality by claiming full responsibility over the decision-making and 
management of urban renewal projects (Interview with Suphi). This District Municipality is also 
obliged to accommodate the metropolitan municipality’s dominance because it lacks technical 
capacity and resources to develop urban renewal projects on its own (Interview with Zeki).  
Because both tiers of the local government are affiliated with the same political party, this 
subordination does not generate any political tensions.  Two tiers of local government act 
together under the leadership of the metropolitan municipality.96  
The central government attempts to play the executive role in redevelopment planning in 
area c21, while isolating the local government from the whole process.  However, the central 
government does not have the local organizational capacity to manage the renewal project.  The 
centralization of urban renewal planning involved enacting laws in the parliament, but the 
centralization is not practically supported in terms of redesigning administrative structures.  The 
case in Izmir reveals that the central government only procedurally expanded its power and 
control over urban renewal planning by remaking the legal framework.  Without the proper 
institutional and organizational structure, the central government is by no means accountable to 
the local constituency.  The central government has very limited organizational capacity to keep 
the designated renewal areas’ residents and property owners in the loop while planning for 
change that will fundamentally affect their social and economic wellbeing (Interview with Zeki).  
The lack of institutional and organizational capacity of the state generates an uncertain 
environment, and breeds insecurity among designated renewal area residents. 
The central government hired a private planning company as an attempt to fill the 
governmental gap created by the administrative centralization.  The private company acted as an 
intermediary between the central government and the residents by providing basic information 
about the proposed redevelopment project and to start negotiating with the property owners. 
However, the residents did not hold this private firm accountable mainly because the private 
firm’s actions are profit-oriented, and accountable only to its client (the Ministry in this case). 
																																								 																				
96	The	metropolitan	municipality	conduct	urban	renewal	based	on	Renewal	Act	I	and	interprets	it	as	a	part	of	their	
service	provision	responsibilities	(Interview	with	Suphi).	
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The residents of the designated renewal area also thought that the firm acted on behalf of 
corporate rather than ‘public’ interest (interview with Dogan).  The private firm’s involvement in 
the renewal project strengthened people’s scrutiny over the real estate market interests vested in 
their living environment in the absence of a transparent accountability of public institutions 
regulating the process.  The central government bypassing the local government and hiring a 
private firm as an intermediary amplified designated renewal area residents’ distrusts of the 
government-led urban renewal project in their neighborhoods. 
Political competition between the central and the local government in Izmir creates a 
power vacuum.  This power vacuum stimulates an increasing distrust and reduces the sense of 
security among the residents of the designated renewal areas.  Although it is an institutional 
weakness, the emergence of a power vacuum motivates the residents to take action to protect 
their rights and interests in the nontransparent planning process.  Designated renewal area 
residents started organizing around neighborhood associations that provide them with the means 
to represent a collective vision for the proposed redevelopment that formally excludes their 
voice.  The central government could not ignore the neighborhood associations as they became 
the only legitimate entity to represent the “local” after the exclusion of the local government 
from the urban renewal planning process (Interview with members of Karabaglar Neighborhood 
Association).  The power vacuum generated as a result of the local government’s exclusion from 
the planning process triggered the development of grassroots organizations in the form of 
neighborhood associations.  Through these channels, residents of the designated renewal areas 
attempt to create their own platforms to keep the planning process accountable and responsive to 
their use and ownership rights to their homes, as well as expectations from the redevelopment. 
The political cohesion and administrative harmony between the government tiers in 
Bursa rules out the emergence of a power vacuum.  The central government’s transfers its 
decision-making and administrative power to the local government, and the local residents do not 
lose their immediate access to public actors that shape the redevelopment agenda through the 
local government offices.  The harmony between the local and the central government based on 
political party affiliations helps to reduce the tension, uncertainty, and resistance among the 
residents of the designated renewal areas.  Although the lack of power vacuum reduces the 
chances of grassroots resistance to the renewal agenda, it does not rule out neighborhood level 
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organization formed by the residents.  In Bursa, the residents of the designated renewal area b11 
still organized around a neighborhood association to represent the collective interest before the 
government’s agenda.  However, the political cohesion between the tiers of government that 
rules out the emergence of a power vacuum in Bursa also accommodates the neighborhood 
association.  The relatively more transparent and accountable renewal planning process in 
renewal area b11 alters the neighborhood association’s role from the neighborhood association in 
renewal area in c21.  Instead of challenging the nature of the mechanisms and proposals of 
redevelopment, neighborhood associations basically become a stakeholder that negotiates the 
returns from the redevelopment.  
Bursa and Izmir constitute the two extremes, whereas Adana is somewhere in between 
regarding the interjurisdictional political competition between the central and the local 
government offices. In Adana, all three tiers of government are affiliated with different political 
parties. The central government is neither competing with a powerbase of a political rival nor 
cohesively pursuing a mutual urban renewal agenda with the local government. In this sense, 
Adana provides the middle ground between the two extremes of cohesion and competition based 
on the political party affiliations. There is neither a harmony nor severe political competition 
between the tiers of local government and the central government. The central government does 
not intervene in the local government’s urban renewal agendas. Both the district municipality 
and the metropolitan municipality have their own programs in terms of urban renewal projects. 
The fragmentation of the political power among the three tiers of government avoids the extreme 
cases of political cohesion or political competition. Thus, the case of Adana does not provide any 
useful insights about the role of competition in generating alternative planning vision for 
displacement in the context of urban renewal.  
The lack of transparency and accountability in the planning process urges ordinary people 
to claim responsibility and act on their own behalf as the residents of designated renewal areas. 
Central government’s attempt to exercise the planning authority to deliver urban renewal projects 
by excluding the local government creates a power vacuum at the local level.  A power vacuum 
breeds strong feeling of insecurity among the residents in terms of their continued residency in 
their neighborhoods in the aftermath of the proposed renewal project.  Neighborhood 
associations organized by the locals provide a vehicle to keep the planning process accountable 
	 177	
and challenges the exclusionary nature of the top-down planning efforts that shape the urban 
renewal project.  They claim right to their living environments and voice their resistance against 
the involuntary relocation as a part of the redevelopment projects. Neighborhood associations are 
the backbone of the grassroots opposition as the backlash against the central government’s 
authoritarian and non-democratic involvement in the urban renewal process that has very 
localized impacts and consequences.  In summary, political competition between the government 
offices leads to a power vacuum at the local level, and the residents organically develop a 
mechanism that deals with this power vacuum by practically claiming responsibility and 
challenging the exclusionary planning practice of urban renewal. 
8.3 Security of Tenure and Ownership Rights in Designated Renewal Areas 
8.3.1 Informality, Complexity of Tenure System, and Security of Tenure 
Informality has played a key role in Turkey’s metropolitan urbanization.  Cities that were 
regional economic powerhouses transformed into metropolises while simultaneously expanding 
informality in the built environment (Kuyucu, 2014; Demirtas-Milz, 2013).  Informality is 
basically the state of being beyond the scope of regulation and formal markets.  It is a mode of 
metropolitan urbanization and also a mode of production (Roy 2005). The distinction between 
the formal and informal is instrumental in dividing the city; ‘governing, managing and 
rearranging different parts of the city’ (McFarlane 2012, p.89).  There are different forms of 
informality based on the set of regulations violated.  This varying level of informality also 
explains the complexity in tenure system in Turkey.  For instance, land use violations can put a 
construction project into the ‘informal’ category even if it complies with the building codes and 
vice versa.  Thus, informality is actually a continuum and it is basically defined in relation to the 
limits of formality.  Formal and informal systems in planning are interdependent, and that 
interdependency generates tensions in participation in decision-making (Innes, Connick & 
Booher, 2007).  Roy argues that informality is not the object of the state regulation but instead, it 
is produced by the state itself (2005, p.149). In other words, both sanctioning informal 
development and fighting against informality are basically policy decision made by the 
governments. Informality and its contextual meaning generate important dynamics in urban 
	 178	
renewal planning in Turkey as a protracted challenge as in many other cities in the global 
South.97 
The existing tenure structure in designated renewal areas is multidimensional and also 
complicated.  There are basically three dimensions that characterize different types of tenure.  
The first dimension is based on legal title to property.  There are residents who have fully 
defined and legally recognized ownership rights to their properties. On the other extreme of 
tenure based on legal titles there are residents with no legal formal title deeds.  These groups of 
residents are often referred to as ‘squatters.’  The second dimension of tenure is based on 
whether settlements comply with zoning codes, generating two basic categories of tenure: 
residents living in residents that abide by zoning regulation and those that do not.  Finally, the 
third dimension is based on compliance with building codes.  This dimension also generates 
binary criteria; residents of buildings with permits and those without permits.  The complexity of 
existing tenure structures in designated renewal areas arise when these three dimensions overlap 
with each other.  This complexity of tenure creates “a continuum of rights and claims” that the 
residents have to their dwellings and also living environments (Roy 2005, p.154).  
Multidimensional tenure systems generate a complex structure regarding security of 
tenure and tenure rights in designated renewal areas.  In the continuum of residents’ rights and 
claims to their living environments, two extremes are the full security of tenure and nonexistent 
security of tenure.  The full security of tenure holds for residents with fully-defined legal titles to 
houses that have residency permits (meaning that the structures abide the building codes and this 
is formally approved) and also comply with the zoning codes (meaning that the structures do not 
violate city plans).  For residents living in dwellings that violate zoning codes without any claims 
entitlement to land,98 there is no security of tenure.99  The remaining combinations of the three 
																																								 																				
97	Turkey	has	a	complicated	status	in	terms	the	development	categories	that	divide	world	countries	into	separate	
groups.	According	to	the	First-Second-Third	world	classification	Turkey	is	in	the	First	World,	as	it	was	a	US	ally	in	
the	Cold	War.	It	is	not	geographically	located	in	the	southern	hemisphere,	so	it	is	an	immediately	in	the	global	
South.	Also,	Turkey’s	status	in	relation	to	colonial	history	is	complicated,	and	this	is	why	Turkey	is	often	omitted	in	
the	postcolonial	theorization	that	heavily	focuses	on	the	experiences	of	the	global	South	(see	Ahiska	2003).	
Turkey’s	per	capita	GDP	is	also	above	the	world	per	capita	GDP	(World	Bank	2016).	According	to	the	United	
Nations	Development	Program	(UNDP)	Turkey	ranks	82	in	human	development	index,	and	this	puts	it	in	the	same	
category	with	Mexico	and	Brazil	(UNDP	2016).	
98	These	two	conditions	rule	out	the	possibility	of	getting	a	residency	permit	issued	independent	of	the	quality	of	
construction	or	compliance	with	the	building	codes.	
99	These	residents	are	considered	as	‘squatters’	on	land.	
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dimensions of tenure offer varying levels of security for the residents.  These different types of 
tenure often coexist in designated renewal areas.  Security of tenure in a given designated 
renewal area is often heterogeneous among the residents.  Variation in the levels of security of 
tenure among residents also generates variation in the boundaries of residents’ formal claim-
making in the process of redevelopment. 
Urbanization dynamics and planning policies of the past have always played a major role 
in generating this complex tenure structure in Turkey.  Starting from 1950s, cities have been 
under the pressure generated by significant rural-to-urban migration.  Affordable housing 
demand of the growing urban population is unmet by the state or the formal housing market. 
This discrepancy between newly arriving citizens’ demand for affordable housing and the 
provision of affordable housing triggered the growth of cities as unplanned, unregulated, and 
uncontrolled habitations in the city fringes (Kuyucu & Unsal, 2010, p. 1483).  Squatting — 
gecekondu100 in Turkish—starts to become a prevalent form of metropolitan urbanization from 
early 1960s and onwards.  These squatter settlements were predominantly on publicly owned 
land and inevitably violated regulations at multiple levels101 (Leitmann & Baharoglu, 1998). The 
state’s strategy to respond to this growing informality in built environment was twofold.  The 
first strategy was the absence of enforcement of the regulations, basically turning a blind idea on 
the emergence of these settlements.  The second strategy was legalizing the informal structures 
through amnesty laws (Keyder, 2000; Demirtas-Milz, 2013.  Both of these planning practices 
played a significant role in giving rise to the current complications in the tenure system and 
variation in levels of security of tenure among residents.  Rather than addressing the problems of 
substandard housing and unhealthy living environments, these ad hoc policy responses instigated 
deeper urbanization challenges for cities across the country.  
Legalizing informal settlements in metro areas has been a part of the state’s urban policy 
since the first gecekondus were developed in mid-1950s (Keles, 2004, p.325).  But the frequency 
																																								 																				
100	This	compound	word	literally	means	‘landed	at	night’,	referring	to	the	sudden	and	abrupt	appearance	of	
housing	units.	The	main	characteristic	of	these	settlements	is	violation	of	zoning	and	building	codes,	and	the	lack	
of	basic	services	at	the	time	of	the	development.	
101	These	informal	settlements	are	on	publicly	owned	land	especially	in	bigger	metropolitans	like	Istanbul	and	
Ankara,	whereas	in	second	tier	cities	like	Bursa,	Izmir	and	Adana,	these	settlements	are	squatters	on	privately	
owned	or	shared	land.	Majority	of	these	settlements	are	not	constructed	based	on	building	codes	and	lack	
occupancy	permits	
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of these amnesty laws peaked in the 1980s as a part of the market-oriented economic 
liberalization agenda.  Formalization functioned as a tool to transform publicly-owned urban 
land to a marketable commodity.  A series of amnesty laws aimed at formalizing these 
settlements by incorporating them in formal plans, together with the provision of basic urban 
services, and most importantly issuing title deeds to the occupants (Demirtas-Milz, 2013, p.696). 
Instead of a structured and coordinated program, formalization of squatter settlements was 
mainly a populist agenda to generate short-term electoral support (Demirtas-Milz, 2013, p. 694).  
Successive governments’ divided attempts to formalize the informal settlements over the years 
left many informal settlement residents in limbo in terms of tenure security.102  In 1984, the 
central government came up with an innovative tactic103 that put informality regarding the 
ownership on hold without permanently ruling out the condition of informality (Kuyucu, 2014, 
p.619).  This policy ‘innovation’ was about issuing some sort of title called ‘tapu tahsis’ to 
occupants of squatter settlements.  This document was presaged fully-formal title deeds to be 
issued in the future.  ‘Tapu tahsis’ documents granted use rights to the occupants in return of a 
small fee and assigned de jure property rights to the holders as it makes property exchangeable 
and inheritable.  
‘Tapu tahsis’ documents legalized ownership and use-rights of squatter settlement 
residents.  Thus, before the law, they were not squatting once they were assigned these 
documents with a potential to be converted into fully formal-title deeds in the future.  The main 
condition for this conversion to take place was inclusion in city plans.  In a sense, the state 
agreed on making plans and adjusting zoning retrospectively to legitimize the residency of the 
once squatters in those areas.  Once the city plans were made by the local authorities, the ‘tapu 
																																								 																				
102	In	between	1983	and	1988,	the	parliament	enacted	five	different	amnesty	laws	to	address	problems	of	
informality	(Ataov	&	Osmay	2007).	Ataov	and	Osmay	summarize	the	implication	of	these	five	pieces	of	legislation	
as	follows:		
1- Act	No.	2805,	enacted	in	1983	foresees	formalization	of	every	informal	structure	in	cities	
2- Act	No.	2981,	enacted	in	1984	foresees	providing	a	‘tapu	tahsis’	document	that	requires	payment	of	
certain	fees	to	the	State	for	informal	settlements	built	on	public	land	that	may	turn	into	a	formal	
ownership	in	the	future.	
3- Act	No.	3290,	enacted	in	1986	that	allows	development	of	four-story	buildings	in	informal	developments	
4- Act	No.	3366,	enacted	in	1987	that	allows	sale	of	land	that	has	‘tapu	tahsis’	deeds	and	allows	
development	plans	in	unoccupied	land	
5- Act	No.	3414,	enacted	in	1988	that	abolish	any	regulatory	measures	on	squatter	settlements	and	serves	
as	an	amnesty	for	all	informal	structures.	
103	Act	No.	2981,	Article	No.	10	
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tahsis’ holders would apply for their formal title deeds that were already earmarked.  In this 
regard, these semi-formal title deeds paved the way for a gradual formalization of squatter 
settlements.  It could be argued that the ‘tapu tahsis’ documents as a new type of tenure 
informalized the security of tenure in a broader sense.  This policy tool granted a potential 
formality in the future, but an immediate commodification of the urban land when it was granted.  
In other words, the squatters’ were granted the benefits of property rights only temporarily 
without a permanent security of tenure.  The state’s promise for full-formalization in the ‘future’ 
was not secured by any executive or legislative framework.  Many ‘tapu tahsis’ document 
holders created in mid-1980s continue to live under this precarious situation.  This protracted 
precarity jeopardizes their ownership claims to property and living environments that they 
inhabit for more than three decades. 
In this context, the current national urban renewal policy is the most recent attempt to 
formalize the unregulated, unplanned, and uncontrolled urban settlements in Turkey.  Especially, 
the Renewal Act II provides a powerful legislative framework to achieve this objective.  In a 
sense, demolishing the existing settlements and replacing them with new blocks is only one 
aspect of the scope of modernization.  Along with this process, the government also aims to 
modernize the existing tenure system.  However, the urban renewal legislation only very 
superficially addresses the complex tenure system that characterizes the security of tenure in 
designated renewal areas.  For instance, according to the Renewal Act II, ‘tapu tahsis’ documents 
that are not converted into regular title deeds expire and are decertified in three years’ time after 
the enactment of the renewal act. 104   Urban renewal legislation neglects tenure types except the 
one that comes with compliance with all three dimensions of regulations (legal title, zoning, 
building code). The complexity of the existing tenure system and the urban renewal program’s 
inadequacy in handling these challenges render security of tenure an important factor in shaping 
the planning environment of urban renewal at the neighborhood level.  In the next section, the 
cross-case comparisons are presented to highlight how tenure systems and security of tenure 
																																								 																				
104	After	I	have	completed	my	field	work	and	data	collection,	the	parliament	passed	a	bill	that	extended	the	
deadline	for	invalidation	of	‘tapu	tahsis’	documents	for	another	three	years,	until	May	2018.	This	amendment	to	
the	Article	No.23	of	the	Renewal	Act	II	gives	additional	time	for	all	earmarked	title-deed	holders	before	the	‘tapu	
tahsis’	documents	expire.	I	will	not	go	into	the	details	of	what	this	extension	means	for	the	progression	of	urban	
renewal	planning	in	the	areas	I	study.	But,	I	will	explain	the	process	that	lead	to	this	extension	as	I	go	over	my	
findings.		
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affect the development of an alternative planning environment to challenge the displacement 
prospects.  
8.3.2 Cross-Case Comparisons Based on Tenure System and Security of Tenure  
Urban renewal projects embody diverse meanings for residents based on their tenure.  For 
residents with fully-formal title deeds, the urban renewal project is partly a real estate deal. 
Based on their legal entitlement to their dwellings, they may have a ‘right’ to negotiate for their 
share from value increase after redevelopment with the project executives.  In a sense, their 
security of tenure enables the residents to become stakeholders in the redevelopment process. On 
the other hand, residents with all other types of tenure have very limited bargaining power based 
on the urban renewal legislation.  Vaguely defined property rights rules out residents’ chances of 
becoming stakeholders of the renewal projects.  Due to the informality that shapes the tenure 
system, these established communities’ investments in their living spaces are not legally and 
formally recognized within the urban renewal framework.  The limits in legal rights and claims 
that residents can make determine how they position themselves with respect to the urban 
renewal project. For residents with fully legal entitlements to their homes, urban renewal project 
is an economic exchange they negotiate with project executives.  For residents with varying, 
vaguely defined tenure, urban renewal projects entail removal of their living environments, and 
they are not entitled to make a formal claim for compensation or relocation packages.  Therefore, 
composition of tenure in designated renewal areas characterizes the communities’ attitudes 
towards the renewal project.  
Homogeneity in residents’ tenure facilitates the development of a collective strategy 
either for or against urban renewal projects.  A corollary is that fragmented ownership structure 
and varying levels of tenure security atomizes the community.  Uniform tenure system at 
neighborhood generates a common agenda that represents a large group of residents’ common 
interests from the proposed redevelopment.  This helps the residents to develop an almost 
unanimous voice to represent their collective interests in urban renewal.  In neighborhoods where 
almost every resident has full legal entitlement to their homes, urban renewal is an economic 
opportunity that they can capitalize their ownership rights due to value increase.  By the same 
token, in neighborhoods where residents lack legal recognition of tenure, urban renewal project 
represents a process of displacement and dispossession without entitlement to proper relocation 
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or compensation packages.  In neighborhoods where there are residents with different tenure 
types, there is no collective interest that represents the whole community.  Homogeneity in terms 
of tenure type is necessary for residents’ collective response to emerge before the urban renewal 
projects.  
The Akpinar neighborhood in Bursa is the only case where every household in the 
community has full, legal entitlement to their homes.105  Akpinar is also the only residential area 
among the neighborhoods that satisfies all three dimensions of formality; buildings comply with 
zoning regulations, units have residency permits, and also there is no ambiguity in the definition 
of ownership rights.  The settlements that are included in the renewal zone are neither 
undermaintained nor physically decaying. Yet, these buildings are old, especially when they are 
compared to the new high-rise luxury housing project that is recently developed to the northwest 
of Akpinar neighborhood. The recent real estate investments in the area increased land values. 
The area is designated as a renewal site in the context of an increasing gap between the 
capitalized ground rent and the potential ground rent.  In this context, demolition of the almost 
40year-old five-story blocks and replacing them with high-rise luxury apartments and 
commercial units is a profitable real estate business for the property owners since they have 
security of tenure.  Shortly after their neighborhood was designated as a renewal zone, residents 
of Akpinar neighborhood mobilized.  They formed a neighborhood association to represent their 
collective interests in the planning process for the renewal. 
The Akpinar neighborhood association essentially negotiates with private developers. 
Their objective is to make a deal with a private developer that makes the best offer for the 
property owners.  Akpinar residents’ basic objective is to maximize each member residents’ 
private returns from the renewal.  More specifically, they compare offers from different 
developers’ based on criteria such as the square footage of the new units they will be offered, 
replacement units’ location on the project site, and time until the new units are completed.  The 
neighborhood association represents the collective support for the renewal project among the 
residents.  As a grassroots organization formed in a designated renewal area, the Akpinar 
																																								 																				
105	In	three	case	study	cities,	I	have	surveyed	a	total	of	29	neighborhoods.		These	neighborhoods	are	often	partially	
designated	as	renewal	site.	Often,	a	renewal	area	combines	pieces	of	land	that	are	administratively	part	of	two	or	
three	different	neighborhoods.	There	is	one	exception	to	this	pattern,	which	is	the	largest	designated	renewal	area	
in	terms	of	both	population	and	surface	area.	This	is	renewal	area	c21	in	Izmir	and	it	consists	of	15-neighborhoods	
in	total.		
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neighborhood association is in search for the ‘best real estate deal’ they will be offered by a 
private developer.  The association is accountable to its members, so it improves the 
transparency and inclusiveness of the planning process.  Residents do not associate urban 
renewal with displacement or dispossession.  Expected value increase with renewal pays for the 
costs of redevelopment and residents do not need to pay for the new units.  Security of tenure 
leverages the grassroots’ input to the renewal projects as a stakeholder.  The neighborhood 
association’s involvement reinforces urban renewal policy, but it also improves the 
implementation by facilitating residents’ participation in the planning process.   
 The planning process in renewal area c21 in Izmir portrays the exact opposite of the case 
in Akpinar neighborhood.  A significant majority of the residents living in this area are de facto 
owners with ‘tapu tahsis’ documents.  The renewal project in Karabaglar threatens the residents’ 
security of tenure because the Renewal Act II involves termination of ‘tapu tahsis.’  This 
basically implies bringing the formalization process of the former squatter settlements to an end 
without actually finalizing it.  This process implies downgrading the residents’ tenure security by 
converting their legal status back to squatters in homes they have been living in for decades.  
Also, the central government executes the renewal project while excluding the elected local 
government from the planning process.  The scope of exclusion and lack of transparency in the 
planning process reinforce the desecuritization of tenure for the residents.  In this context, for 
residents of the renewal area c21, the urban renewal project is explicitly a project of 
dispossession and displacement.  These dynamics ruled out any meaningful participation of the 
residents in the planning process of renewal.  Grassroots mobilization in the area is a response to 
this exclusion and threats that the residents face. Residents initially formed a neighborhood 
association in the Limontepe neighborhood.  This initial attempt rapidly grew into a platform of 
grassroots organization that represents the members’ opposition to the renewal project; the 
grassroots mobilization in renewal area c21 challenges the basic values and assumptions that 
shape the urban renewal program.  
The grassroots organization in Karabaglar is an oppositional movement. Karabaglar 
Neighborhood Associations Platform106 challenges some of the basic assumptions of the national 
																																								 																				
106	While	I	was	doing	my	fieldwork,	Limontepe	Neighborhood	Association	was	the	only	neighborhood	association	
formed	in	the	renewal	area	c21.	By	the	time	I	conducted	my	interviews	with	the	residents	(who	were	also	the	
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urban renewal policy.  In their fight for recognition of their tenure, they send an important 
message about how the urban renewal legislation disregards the conflicts on the ground.  Urban 
renewal projects are not solely a real estate deal.  Karabaglar residents’ incomplete integration 
with the formal housing market draws attention to the social aspects of such massive 
transformations.  When the government attempts to use urban renewal policy to resolve the 
protracted problems of informality, it victimizes socially stable, established communities.  Urban 
renewal project in the context of poorly defined tenure structure is triggers people’s fight for 
their ‘right to the city’. Instead of focusing on the urban renewal project as an opportunity for 
generating private returns, residents of Karabaglar are organized for securing their tenure.  The 
neighborhood association in Karabaglar also challenges the urban renewal program’s negligence 
on the diversity among the designated renewal areas in terms of the processes through which 
these areas have been developed.  When the residents do not have formally recognized or well-
defined property rights, the priority of grassroots activism is on the exclusionary and 
marginalizing definition of ‘rights’ and claims that they can make over their living environments.  
Grassroots activism in Karabaglar contests the use of urban renewal as a tool to formalize and 
integrate the undercapitalized city parts without addressing the prolonged complexities in tenure 
system.   
Residents of the designated renewal areas have different perceptions about urban renewal 
projects; the difference in terms of how they position themselves with respect to urban renewal 
program stems from the differences in tenure security.  Difference in terms of security of tenure 
is a consequence of the processes through which these areas were developed. Housing in renewal 
area b11 is part of a planned development.  The settlement in the area was developed back in the 
1960s as a social housing project in order to meet the housing needs of the industry workers 
employed the industrial park located in the area.  The housing stock in the area complies with the 
zoning and building codes mainly because it was developed based on city development plans.  
The majority of the residents are property owners and they have formal title deeds for their 
property.  On the other hand, the housing stock in area c21 predominantly consists of auto-
																																								 																																							 																																							 																																							 																																			
founding	members	of	the	neighborhood	association),	the	association	was	still	very	new	but	growing	rapidly.	The	
area	c21	consists	of	15-neighborhoods	in	total.	The	neighborhood	association	that	started	in	Limontepe	
constituted	the	core	of	the	grassroots	activism	in	the	area	and	that	developed	into	a	“Karabaglar	Neighborhoods	
Alliance”	as	more	neighborhoods	started	their	own	associations.	Karabaglar	Neighborhoods	Alliance	is	now	a	
platform	of	community-based	organizations	called	“Karabaglar	Urban	Transformation	Platform”.	
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constructed, spontaneously developed units, on privately-owned land.  These residents hold ‘tapu 
tahsis’ documents that have not been converted into formal title deeds despite the residents 
efforts and pressure they have put on the municipality.  The urbanization processes behind these 
two renewal areas are fundamentally different, so is the function of the grassroots mobilization 
before the government-led urban renewal program. 
Tenure security is a measure for the residents’ bargaining power before the urban renewal 
project executives.  As the Karabaglar case suggests, the grassroots mobilization in 
neighborhoods without secure tenure primarily focuses on the displacement consequences of 
physical renewal.  Without fully-defined property rights, residents in designated renewal areas do 
not negotiate for their private returns from the redevelopment.  The primary goal of the residents’ 
mobilization efforts in the form of neighborhood association is to secure their property rights. 
Resistance focusing on security of tenure directly challenges the social restructuring 
consequences of redevelopment.  On the other hand, the residents of b11 are confident regarding 
their continued residency, despite the renewal project, because they are tenured.  Tenure security 
provides residents with bargaining power to reap higher returns from redevelopment especially 
when they are organized.  Therefore, the renewal project signifies a real estate transaction for the 
owner-residents in renewal area b11, whereas it is a fight against forced relocation for the 
residents in area c21.  When residents approach urban renewal as a real estate transaction, it is 
less likely that grassroots mobilization politically challenges the top-down nature of the planning 
practices that characterize the urban renewal program. The challenge is basically economic, 
based on the private returns of homeowners.  Under these circumstances, even if the residents 
organize from the grassroots, the community-based organization functions as a negotiator instead 
of advocacy group that may contribute to development of an alternative planning vision against 
displacement through renewal projects. 
Emergence of a grassroots response to an urban renewal project also depends on 
dynamics that are shaped outside the neighborhood.  Homogeneity in terms of the composition 
of tenure in neighborhood level is necessary but not sufficient for the rise of a community-based 
organization for or against the renewal.  The political competition or cohesion between the 
different tiers of government plays a major role in determining the context of the renewal 
planning.  In this respect, the emergence of neighborhood organizations in Bursa and Izmir is not 
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a coincidence.  These two cases represent the two extremes in terms of the competition and 
cohesion between the government tiers.  In Bursa, the cohesion between the central government 
and the local government offices already created a collaborative planning environment for the 
urban renewal project.  The neighborhood association in the Akpinar neighborhood is a part of 
this collaborative environment that consists of negotiation, finding a middle ground, instead of 
competition and fighting for power.  In Izmir, the power vacuum in the planning process 
promoted the residents’ organization and their participation in the planning process, while the 
opposition to urban renewal in Karabaglar is about their security of tenure.  Each of these three 
factors that explain the differences between the planning responses to displacement are 
correlated.  
8.4 Political Economy of the Urban Renewal Program in Turkey  
8.4.1 Urban Renewal and the Economy: Government Assumptions 
The urban renewal program has been serving several policy objectives and its scope has been 
widening for a decade.  Urban renewal has been a part of the central governments’ program since 
2003.  In the period of 2003-2007, the government initially introduced urban renewal projects as 
a tool to modernize the informal settlements, particularly gecekondu areas in large metropoles.107  
Urban renewal legislation was very simple, and implementation was carried out on a project 
basis.  In the next government’s term, urban renewal projects spread across the country.  The 
mass housing administration (TOKI) was the main actor in delivering the urban renewal projects.  
These projects were basically government-led, supply-side interventions in the housing market 
and also promoted homeownership among low and middle-income groups.  The period of 2007-
2011 is the third term that the central government pursued the urban renewal agenda as a national 
policy.108  The government started implementing urban renewal policy more aggressively as a 
part of a broader policy agenda.  In this context, the urban renewal program turned into a policy 
tool for market-oriented economic growth strategy run by investments in urban land, housing, 
and infrastructure.  Revisions in policy objectives over the course of a decade gradually 
																																								 																				
107	59th	Government	Program	for	the	period	of	2003-2007,	page	11.	
108	60th	Government	Program	for	the	period	of	2007-2011.	
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transformed urban renewal into a national economic development strategy that aimed to build 
competitive cities and labeling those as the engines of economic growth.109 
Rapid transformation of the urban renewal policy objectives stimulated an intricate 
relationship between the implementation of the projects and the local economy.  Urban renewal 
transformed from a project based modernization/slum-upgrading effort into a nationwide 
initiative to increase the cities’ competitiveness for business activities.  This transformation in 
policy objectives also involved a significant change in the roles of the state as well as the private 
sectors and the markets.  This evolution of roles attributed to urban renewal also affects how the 
redevelopment program progress at the local level depending on the local economic 
circumstances. In this section, the basic economic model and the assumptions that explain the 
rationale behind the urban renewal program will be presented.  Compatibility between the policy 
rationale and the realities of the local economies of each city on the ground determine the 
progression of the urban renewal agenda in each case.  Attention will be focused on the 
population growth, employment trends, and housing market dynamics to explain how the local 
economic trends contradict or enhance the urban renewal agenda to explain how the planning 
environment of urban renewal is shaped differently across cities with diverse local economic 
contexts, problems, and priorities.  
The central government basically assumes that this urban renewal will trigger economic 
growth.  The process of demolition and reconstruction of large city parts, embroils a wholesale 
renewal of the living environments that consist of houses, infrastructure systems, and public 
facilities.  This nationwide built environment renewal initiative translates into an urban renewal 
economy that is expected to cost USD 7 billion annually110 for the next 20-years. The 
government promotes urban renewal as an economic development strategy to address the rapid 
urbanization and growth in cities; urban renewal projects are seen as necessary to meet the 
																																								 																				
109	61st	Government	Program	for	the	period	of	2011-2014.	
110	The	size	of	the	market	can	be	calculated	based	on	the	targets	set	by	the	government	in	terms	of	number	of	
units	to	be	renewed	each	year	in	the	course	of	20	years	(7	to	8	million	in	total,	350,000	to	400,000	a	year)	and	the	
unit	cost	of	construction	based	on	the	official	figures	announced	by	the	Ministry	of	Environment	and	Urbanization,	
which	is	750	TL/m2 (Official Gazette 2015).	A	conservative	estimation	suggests	that	if	350,000	units	with	average	
size	of	80	m2	are	produced	as	a	part	of	the	renewal	program	the	annual	market	value	of	redevelopment	is	21	
billion	in	local	currency,	which	is	about	$	7	billion.		This	conservative	estimation	includes	only	the	value	of	housing	
construction	and	ignoring	all	other	construction	costs	of	amenities	and	facilities	that	accompany	housing	units.	
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increasing housing demand in cities.111  The government’s strategy is to make urban renewal an 
attractive business activity for investors and thus, it aims to facilitate the private business activity 
to pursue the policy targets, since the public sector alone does not have enough resources to 
conduct the redevelopment on its own.  In this setting, urban renewal projects have to offer 
profitable business opportunity to serve the government’s economic growth objectives through 
the designation of large pieces of urban land as renewal sites to attract private sector investment 
to deliver wholesale development projects across cities.  
The economic rationale behind the urban renewal program is that urban renewal projects 
become a source of employment within the city.  Construction involves a labor-intensive 
production process, so more urban renewal projects create more jobs, and not only in 
construction sector but also in several related sectors.  The expectation of job creation to some 
degree explains why urban renewal has become a part of the economic development policy of 
the national government.  Job creation and reduction in unemployment has both direct and 
indirect implications for the sustainability of the urban renewal agenda as an economic 
development policy.  A high unemployment rate negatively affects the average income level, and 
it also reduces overall demand for goods and services.  Job creation potentially increases the 
income level and this generates a demand for the new housing units produced by urban renewal 
projects.  If there is no increase in the income levels, the local demand for new housing units is 
also weak.  Therefore, the basic economic rationale behind urban renewal suggests that it has a 
positive impact on the economic growth performance mainly through job creation, and more 
broadly it potentially stimulates housing demand.  
The basic economic model that rationalizes urban renewal program as an economic 
development policy relies on four strict assumptions:  
1. Companies investing in urban renewal projects employ a local workforce (who will 
reinvest a share of their income in the new housing produced by urban renewal) 
2. Urban renewal creates jobs that generate adequate income (for people to invest a portion 
of that in housing) 
																																								 																				
111	61st	Government	Program	for	the	period	of	2011-2014,	page	29.	
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3. Households reinvest a portion of their income into housing that generates an increase in 
local housing demand.  
4. Urban renewal business is sustainable and can be pursued as a stable economic activity  
 
Figure 8.1 Basic Assumptions Behind the National Urban Renewal Program 
 
 
 
Figure 8.1 summarizes how the four assumptions relate to each other and how these 
assumptions connect four fundamental economic indicators.  The first assumption is that the 
redevelopment projects will be conducted by local businesses and they will employ local 
workers in these projects.  However, both the central government and the local government make 
renewal project deals through national tenders.  The larger companies that do business across the 
country are likely to outperform the smaller local construction firms that cannot compete with 
these major players in the construction sector.  Increase in income is also possible through 
increasing job opportunities for people from different social and economic backgrounds.  First, it 
is considered as a source of employment and second it is considered as a source of income.  
There is concern about the composition of jobs created with urban renewal projects becomes 
important; what kind of jobs and associated income do these urban renewal programs create? Do 
that income levels sustain the demand that is necessary for the (new) houses supplied?  The 
second and third assumptions are that the jobs created by urban renewal projects increase 
income. The growth in income is assumed to be partially reinvested in housing units produced by 
the renewal projects.  The fourth assumption is the sustainability assumption. It proposes that the 
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urban renewal business is sustainable and can be pursued for years focusing on different city 
parts.  This assumption is backed by some back-of-the-envelope calculations that rationalize the 
whole national urban renewal program as a long-term economic development project that 
generates growth, employment, investment, and income for the next 20 years.112  
If these assumptions hold simultaneously both for city economies and for the national 
economy, only then would urban renewal serve the government’s objectives as a sustainable 
economic development tool.  Only when these strict assumptions hold does the urban renewal 
program actually improve the physical standards of the living environment, quality of the 
housing stock, and contribute to the resilience of cities.  However, these are strict assumptions, 
which are hard to meet in reality.  If these assumptions do not hold simultaneously, then the 
implementation of urban renewal slows down and may take years to complete.  The basic 
drawback of this protracted situation is to leave the residents in a state of ‘permanent 
temporariness’ (Yiftachel 2009, p.244).  In this section, the findings will be presented on how 
this program set by the central government actually plays out at the local level.  In addition, the 
presentation will examine the economic challenges that affect how the urban renewal agendas 
actually progress in cities and why urban renewal projects progress at a different pace in the 
cities studied.  These insights will help explain the role of the local economy in the development 
of a new planning environment to address the displacement outcomes of urban renewal.  The 
local economy plays an important role in explaining the potential for an alternative planning 
vision to deal with the designated renewal area residents’ displacement.  
8.4.2 Cross-Case Comparison of the Political Economy of Urban Renewal 
Urban renewal projects are essentially about demolishing the existing housing and replacing 
them with new buildings.  These are large scale mass housing development projects that require 
investment, generate employment, and interact with a variety of market dynamics including 
supply and demand for housing.  In this process, current residents are displaced from their living 
environments if they cannot afford to pay for the value increase due to the redevelopment that 
																																								 																				
112	The	national	housing	stock	is	approximately	about	20	million	and	5	million	of	those	built	after	1999	earthquake.	
Because	the	houses	built	in	post-1999	earthquake	were	regulated	by	stricter	building	codes,	these	are	considered	
as	resilient	before	the	seismic	risk.	For	the	remaining	15	million	units,	about	a	half	of	them	is	assumed	to	need	
renewal,	making	it	around	7	to	8	million	units.	If	the	market	and	the	public	sector	together	can	demolish	and	
rebuild	about	350,000	units	every	year,	the	assumptions	are	that	the	nationwide	redevelopment	will	take	20-years	
in	total.	
	 192	
reshapes their neighborhoods.  Delivering those large scale housing projects depend on the 
feasibility of the partnerships between the public and the private actors from an economics 
standpoint.  Trends in housing supply, employment, and growth in each case study city provide 
an important benchmark for explaining the progression of urban renewal program in different 
city contexts.  Comparison across cities based on these indicators helps to assess the 
compatibility between the political will for the urban renewal program with the local economic 
realities.  When the city economies go through a major downturn, the market dynamics do not 
facilitate the implementation of urban renewal projects.  This assessment raises questions about 
the viability of the urban renewal targets as a nationwide program. When the urban renewal 
targets are economically unachievable, the program stagnates at the local level without any 
palpable progress.  In planning environments of protracted urban renewal projects alternative 
planning visions to displacement are unlikely to flourish.  
The city of Adana has been going through an economic downturn since early 1990s. The 
sources of the downturn can be traced to a combination of demographic changes and economic 
restructuring that affects the composition of employment.  There has been a strong wave of 
outmigration of mainly the young and educated population to larger cities that have 
outperformed Adana in terms of growing job opportunities with better incomes.  Some of the 
major employers have relocated their production plants and withdrawn their industrial 
investments in the city (Interview with Zekeriya). Relocation of the major industry triggered a 
significant increase in unemployment rates that put the city-level unemployment rate above the 
national averages.  The combined effect of the major employers’ flight and increase in 
unemployment resulted in negative net migration figures in the last decade.  There is no recent or 
impending structural or policy change that can potentially help Adana’s stagnant economy to 
move forward.  This reduces the chances of any positive outlook in terms of growth performance 
of Adana’s city economy.  
The negative economic outlook for the city’s economy directly affects the 
implementation of the urban renewal agenda in Adana.  Considering that urban renewal projects’ 
basic promise to improve the housing stock both in terms of the quantity and quality of building 
standards, Adana’s local economic conditions do not necessarily accommodate an ambitious 
supply-side housing market intervention in the form of neighborhood scale urban renewal 
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projects.  Basically, there is no particularly active demand for new housing development in the 
city.  Residential permits data from 2002 to 2014 show that the private sector has been the major 
producer of the new housing stock in the Seyhan district, where the public sector and the 
building cooperatives have been minimally contributing to the housing.  The planning process 
for renewal projects in the last decade indicates that there is a clear political will for 
redevelopment.  Urban renewal has been a part of the city’s development agenda (note the years 
of the strategic plans that include urban renewal agenda).  In the case of Adana in general, and in 
Seyhan district in particular, there is no viable market demand that will induce high economic 
returns to large scale housing projects investment.  Recent trends in the local economy play an 
important role in determining the expected returns to redevelopment in designated renewal areas.  
In the context of Adana, notwithstanding the decisive political will of the government for 
large scale urban redevelopment projects, project implementation has not made any substantial 
progress.  When the political will of the government is not backed by basic economic factors, 
urban renewal program also stagnates, as is the case of Seyhan.  The preliminary plans and 
architectural renderings of projects for renewal in designated renewal areas have been ready for 
years, but the local government has not been successful in attracting business interests to start 
investment in redevelopment.  This dormant phase of urban renewal in Seyhan reduces the 
chances for a development of an alternative planning response for the displacement prospects for 
the current residents of the designated renewal areas.   The case of Adana shows that when the 
urban renewal is a not supported by basic market dynamics, the political will for the 
redevelopment is not enough to pursue the renewal program.  In Adana, residents in designated 
renewal areas do not develop any critical or supportive response to the ongoing urban renewal 
planning process.  Although the residents are concerned about their continued residency at an 
individual level, the conditions for collective action and active resistance have not emerged 
under these circumstances. 
In contrast, the local economic trends in Bursa in general and in the Osmangazi district in 
particular, reveal a growing city that attracts both people and investment.  Bursa is among the 
largest metropolitan economies around the world according to dual measure of growth based on 
GDP per capita change and change in employment (Brookings Institution 2015, p.12).  There are 
major industrial producers operating in the city from various sectors like automobile, textile, and 
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food.  Each of these sectors employs large numbers of blue collar as well as white collar 
workers.  Bursa attracts people from the other cities in the region as well as from cities across the 
country. The net migration figures also show that Bursa has been an attractive place for the 
immigrants mainly due to its positive employment prospects. Unemployment is Bursa is below 
the national average and has been slightly declining in the recent years.   
The positive economic outlook for the city Bursa is also reflected on the local 
socioeconomic dynamics in the Osmangazi district as the central district provides a feasible 
political and economic environment for the large scale urban renewal projects.  Population 
increase continues mainly due to the strong migration flows from other cities.  Pull-factors for 
immigrants are closely related with economic growth based on industrial production.  These two 
dynamics together generate an environment that supports urban renewal projects’ 
implementation as a supply-side market intervention as a joint effort by the public and private 
sector.  Unlike Adana, the local economic indicators suggest that there is a stronger demand for 
housing to meet the needs of the rising population.113  There is a steady increase in the number of 
residential unit permits per capita since 2007.  This also suggests that the local housing market in 
Osmangazi district is active and responsive to the increasing housing demand of the growing 
city.  The local economic outlook in Bursa in general and Osmangazi district in particular 
suggests that the local government’s political will for urban renewal is in harmony with the 
central government’s urban renewal agenda does not conflict with the local economic conditions.  
In the context of growing city economy of Bursa, and its central district Osmangazi, urban 
renewal projects do not contradict with the market dynamics.  The economic, demographic, and 
housing market dynamics indicate that urban renewal can actually attract businesses, investors, 
and property owners at the same time.  
In the case of Bursa, the political will for urban renewal and local economic dynamics are 
consistent with each other.  The local economic conditions support the implementation of urban 
renewal as a supply-side intervention in the housing market.  However, consistency between 
political will and market conditions may not directly translate into the development of alternative 
																																								 																				
113	Here,	I	do	not	argue	that	there	is	certainly	unmet	housing	demand	of	the	immigrants	or	the	rising	city	
population.	Instead,	I	suggest	that	the	growth	in	employment,	production,	and	population	together	make	a	strong	
case	for	potential	increase	in	housing	demand.	I	connect	the	local	economic	indicators	with	the	political	will	for	
urban	renewal.	
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planning visions that will mitigate the displacement prospects of urban renewal.  Discrepancy 
between the rent that the current use generates and the potential rent that can be generated 
through the new housing development reduces urban renewal projects to real estate deals.  This 
is particularly true for the planning process of the urban renewal project in renewal area b11 in 
Bursa (Akpinar Neighborhood).  The planning process of the Akpinar neighborhood renewal 
project shows that higher expected returns to property overshadow the displacement prospects 
for the current residents.  Current residents’ legal and economic relationship to the property plays 
a major role in determining the conditions for a critical collective standpoint against the 
displacement prospects of urban renewal.		The consistency between the political will for renewal 
and the local economic conditions undermines the rise of an alternative planning vision to 
displacement.  
In the case of Izmir, the local economic conditions do not particularly contradict with the 
urban renewal program implementation.  Izmir is a large port city and it has been well-connected 
with the world economy for centuries as a major trade center.  Izmir is an attractive location for 
immigrants both for people leaving their agrarian lifestyles in the rural hinterland of Izmir, and 
for people from other cities that offer weaker job opportunities across the country. However, the 
major changes in the national economic policy have affected the composition of jobs as the city 
adapted to these changing dynamics.114  As the national economy moved from an import 
substitution industrialization model to an export-led economic growth strategy, Izmir also 
gradually transformed from an industrial city to a business and service sector oriented economy. 
As of 2015, Izmir is among the largest metropolitan economies in the world based on change in 
GDP per capita and employment growth (Brookings Institution 2015, p.12).  However, the major 
economic restructuring in previous decades gave rise to a structural unemployment problem that 
the city still endures.  Unemployment has been above the national average since 2008, and it is 
higher than unemployment in both Adana and Bursa since 2011.  High growth in production and 
employment together with high levels of unemployment makes Izmir an interesting case as a site 
for large scale urban renewal projects. 
																																								 																				
114	Turkey	pursued	an	import	substitution	industrialization	policy	between	1960s	and	1980s.	In	this	process	Izmir	
and	its	region	has	experienced	a	rapid	industrialization	mainly	led	by	the	state.	After	1980s,	the	in	guidance	of	the	
IMF	and	the	World	Bank,	Turkey	switched	to	export-oriented	growth	strategy.	Export-led	growth	strategy	helped	
the	Izmir	economy	as	it	served	as	the	major	international	port	for	the	exports.	
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Izmir’s economic outlook lies in the middle ground between Adana and Bursa.  Izmir’s 
economy is neither declining as it is the case in Adana nor as promising as Bursa with its 
declining unemployment rates.  In Izmir, growth in population and production positively affects 
the housing demand, but on the other hand, high unemployment rates undermine this potential 
increase in housing demand with potential limitations on affordability of new units for many 
residents of Izmir.  These two dynamics work in opposite directions regarding the political and 
economic environment that supports the urban renewal projects as a supply-side market 
intervention jointly by the public and private sector.  Similar to the case of Bursa, there is a 
steady increase in the number of residential unit permits per capita specifically in the Karabaglar 
district since 2008.  This can be interpreted as a signal that the local housing market in the 
Karabaglar district is responsive to the active housing demand in the growing city of Izmir. 
Designated renewal areas in Karabaglar are predominantly home to lower-income communities 
and these settlements provide an affordable housing alternative for those who do not have regular 
income-generating jobs.  The urban renewal project as a supply-side market intervention 
constitutes an immediate socioeconomic threat for the city with high unemployment rates.  The 
economic growth performance and demographics suggest that the urban renewal projects can 
actually attract businesses to invest in large scale housing development projects.  However, the 
rightful-owner residents do not often have the income or wealth to represent an active demand 
for the urban renewal projects.	 	The economic, demographic, and housing market dynamics do 
not indicate that urban renewal can actually attract businesses, investors, and property owners all 
at the same time in Izmir. 
In Izmir, local economic dynamics only partially contradict with the central government’s 
political will that pushes for urban renewal projects.  High levels of unemployment, especially 
when it is geographically concentrated in designated renewal areas, weakens the demand for 
housing that will be delivered by the urban renewal projects.  This challenges the central 
government’s dedicated efforts for urban renewal in Izmir at the aggregate level.  On the other 
hand, the growth in GDP per capita and employment, together with increasing population due to 
migration signal a potential increase in housing demand, which constitutes a mechanism that 
supports the state-led urban renewal agenda.  The product of these two opposite mechanisms that 
are for and against the political will for urban renewal generates the unique planning 
environment in Izmir.  The economic dynamics that support the political will accelerates the 
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central government-led planning process for the urban renewal projects in Izmir.  At the same 
time, economically deprived communities that are immediately and disproportionally affected by 
the urban renewal projects also develop their own means to resist these projects.  In other words, 
the clash between the dynamics that reinforce and undermine the political will for urban renewal 
gives rise to alternative planning visions that focus on alleviating the displacement prospects of 
urban renewal.  
8.5 Conclusion 
In this comparative analysis of Turkey’s national urban renewal program, the factors and 
mechanisms that may play a role in developing an alternative planning approach to address the 
residential displacement have been investigated.  The results indicate that political environment, 
tenure security and local economic outlook together determine the conditions that help active 
involvement of the ordinary people to bring their vision and expectations from development into 
the planning process that otherwise involves uprooting existing residents from their 
neighborhoods.  These three factors also stand out as the key dynamics in understanding how the 
same urban renewal policy plays out differently in various neighborhood and city contexts.  
Based on these three key factors, the ways in which the current residents get involved with the 
progression of redevelopment agendas in their living environments varies.  An alternative 
planning vision to handle with the pressing issue of residential displacement in the context of 
urban renewal is only possible with an active demand represented by the people who are directly 
affected by the proposed change. 
The case of Izmir shows that a power vacuum generated based on the political 
competition between the local and the central government actually helps the development of an 
active and organized resistance by the current residents.  Bursa shows that the local economic 
dynamics that affect cities play an important role in determining the feasibility of the large scale 
housing development projects.  In this regard, urban renewal project implementation in Adana is 
practically stuck due to the city’s stagnant economic outlook.  If the political will for urban 
renewal is not consistent with the economic realities characterizing the city contexts, then the 
policy does not turn into practice, and displacement is not a credible threat for the designated 
renewal area residents.  Under these circumstances, development of any alternative vision to 
renewal planning is very unlikely since there is economic basis for it.  This consistency 
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constitutes a necessary condition for the development of any alternative vision for planning the 
redevelopment.  
Focusing on the neighborhood as a unit of analysis helps to understand the conditions 
under which alternative planning visions emerge to challenge the displacement prospects, above 
and beyond the political and economic factors shaped at regional and national level.  As the 
comparison of Akpinar neighborhood in Bursa and Karabaglar in Izmir shows, tenure structures 
in neighborhoods play a major role in shaping bargaining power and securing residents’ returns 
from the renewal.  Bargaining and resistance are the two forms of grassroots reaction to renewal.  
Bargaining functions within the system that is proposed by the state and implemented by the 
local government.  On the other hand, resistance challenges the procedures that systematically 
exclude and ignore the current residents’ voice about the imposed change in their living 
environments.  Bargaining as a current residents’ collective strategy reproduces the planning 
measures that already shape the state’s renewal policy. The resistance challenges the whole 
implementation and ideals of the urban renewal policy. If redevelopment of the current housing 
stock is not feasible in economic terms based on the dynamics that shape the local economy, then 
neither bargaining nor resistance develops as collective reaction strategy against renewal 
projects. 
The findings of these case studies suggest that certain negative conditions that, in 
principle, disempower residents of designated renewal areas may also generate pressure for 
higher community involvement and open up new platforms for participation.  Development-
induced displacement is ultimately a paradox of public interest, where a part of public’s interests 
is sacrificed for elusively defined conception of public interest.  This is not to suggest that 
complications such as tenure insecurity, political competition between tiers of government or 
market pressure should be seen as ‘solutions’ to address problems of development-induced 
displacement.  Quite the contrary, these complications are significant for the communities facing 
the risks of displacement and dispossession.  Understanding the mechanisms behind the 
grassroots reaction to displacement in the context of urban (re)development highlights the 
conditions under which the emergence of an alternative planning vision for displacement 
becomes inevitable. 
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Chapter 9: Conclusion 
This study is set out to explore the planning environment that shapes the ostensibly well-
intentioned development projects that often displace existing residents from their established 
living spaces.  Development-induced displacement has been a global phenomenon for decades. 
Post-displacement experiences of communities and ways to improve the resettlement schemes 
are extensively researched.  However, we still have limited knowledge of the pre-displacement 
planning environments that engender displacement prospects of development.  This dissertation 
is based on the following question: Is it possible for redevelopment to occur in the existing 
residents’ terms that actually benefits them rather than forcing them out? And, if not, what are 
the obstacles to that occurring? In order to answer this broader question, I ask three set of sub-
questions to identify the main forces that shape the planning environment of urban renewal-
induced displacement in the particular case I study.  The first set of sub-questions is to describe 
actors and their main objectives regarding the urban renewal program.  Next, I ask what the 
common characteristics of the designated urban renewal areas are, and what choices do the 
designated renewal area residents have with respect to the urban renewal process. Lastly, I 
explore the burdens and opportunities that the urban renewal creates for existing residents to 
identify how displacement prospects are constructed along with the planning process of the 
renewal program. This comparative analysis of Turkey’s national urban renewal program 
investigates the factors and mechanisms that contribute to the development of an alternative 
vision to deal with development-induced displacement that takes place in cities ubiquitously.  
 
9.1 Empirical Findings 
Empirical findings of this dissertation show a considerable diversity among the individual 
projects that are planned at neighborhood-level. Although all of the renewal projects are based 
on the same national program, the central government and local governments – when they are 
authorized by the central government– pursue urban renewal projects for a wide range of 
objectives. This diversity implies that development projects that are set up under the same 
program may actually generate different displacement scenarios for communities that are/ or will 
be affected by the proposed intervention. Actors in urban renewal project implementation are 
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predominantly limited to the government officials. Central government115  has the complete 
authority for decision-making and administrating the individual projects. Local governments are 
involved in renewal projects in their jurisdictions only if they are authorized by the central 
government. However, decisions on where to conduct urban renewal projects are made by the 
central government, with or without the local governments’ input. I have not identified any 
particular conditions that guarantee central government’s transfer of the administrative power to 
the local governments. However, the findings suggest that political party alliance between the 
local and the central government increases the chances of decentralization of the planning 
authority for urban renewal. Although the stakeholders in urban renewal projects include 
designated renewal area residents, non-resident property owners in the designated renewal areas 
as well as the local and national construction business; the set of actors in the urban renewal 
implementation is narrower and practically limited to the government officials only. Based on 
the cases analyzed in this study, decentralization of decision-making and administration in urban 
renewal projects are to a large extent arbitrary.  
There are four major groups of urban renewal projects categorized according to the 
government’s immediate objectives. First group consists of neighborhoods that are initially 
started as squatter settlements, constructed informally beyond the land use and building codes. 
These are often first constructed as one story basic units, and over time these areas 
simultaneously developed into low rise (two to three stories) high density areas without adequate 
infrastructure116. Basic urban renewal objective in these areas is to modernize housing, upgrade 
the infrastructure, and enforce the land use and building codes to end the informality in the built 
environment. The proposed construction projects largely involve transforming the horizontally 
dense settlements into vertically dense settlements by building high rises. Second group consist 
of social housing projects that were built by housing cooperatives or municipalities to provide 
affordable housing options to the low and middle income groups117.  These are four to five story 
mass housing settlements that comply with the land use and building code regulations. Basic 
urban renewal objective in these neighborhoods is to close the gap between the capitalized 
																																								 																				
115	Acting	bodies	on	behalf	of	the	central	government	are	the	Mass	Housing	Administration	(TOKI),	the	Ministry	of	
Environment	and	Urban	Planning,	Council	of	Ministers,	and	in	one	particular	case	the	publicly	owned	investment	
bank,	ILBank.		
116	In	this	category	there	are	six	designated	renewal	areas;	a11,	a21,	a22,	b22,	c11	and	c21.	
117	In	this	category	there	are	two	designated	renewal	areas;	a23	and	b11.		
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ground rent and the potential ground rent. Project proposals for renewal in the area involve 
increasing the housing stock by increasing the vertical density in the area while also improving 
the building standards.  
Third group of designated renewal areas involve transformation of areas from industrial 
use to mixed use developments118. These designated renewal areas by and large consist of vacant 
land or derelict industrial buildings that are not used for productive purposes anymore.  Proposed 
projects involve emphasis on commercial use potential in these areas combined with high-end 
residential units. And, finally there is one designated renewal area, which is actually a historic 
area, and the municipal objective is to gentrify this neighborhood that is home to low and middle 
income groups to capitalize on the touristic potential of the area to create new spaces of 
consumption119. Besides the derelict historic buildings in the area, the rest of the housing stock is 
informally developed and often violate building codes and land use plans. Besides being a 
historic neighborhood with a clear objective for gentrification, the urban pattern in this 
neighborhood is very similar to the ones in the first group of designated renewal areas. 
In a majority of designated renewal area cases studied in this dissertation, two separate 
renewal acts120 overlap. More than half of the designated renewal areas were previously 
announced as renewal site based on Renewal Act I before they were announced as renewal sites 
based on Renewal Act II. Case studies show that more than half of the designated renewal areas 
based on the Renewal Act II today are already covered by the Renewal Act I. Based on this 
finding I propose that Renewal Acts I and II are not complements to each other from a policy 
standpoint. In other words, both renewal acts serve for same set of objectives and goals despite 
differences in legislation directing the implementation. These two renewal acts mainly differ in 
terms how each frames and justify urban renewal projects for designated renewal areas. This 
finding suggests that the two renewal acts coexist without strengthening the scope of the urban 
renewal policy. Although research design of this study is based on the assumption that these two 
renewal acts provide two different planning environments, the findings invalidate that earlier 
assumption.  
																																								 																				
118	In	this	category	there	are	two	designated	renewal	areas;	b21	and	c22.	
119	This	is	renewal	area	b23	in	Osmangazi	district	in	Bursa.	
120	Renewal	Act	I:	Act	No	5393	enacted	in	2005,	and	Renewal	Act	II:	Act	No	6306	enacted	in	2012.	
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Given the designated renewal sites’ diverse neighborhood characteristics, current 
residents’ choices with respect to the pending urban renewal projects also vary. Diversity in 
tenure structures in the designated renewal areas constitutes the main criteria that differentiate 
current residents’ alternatives. Complexity in tenure mainly stems from the informality that 
characterizes the majority of the designated renewal areas. Among all the cased studied in this 
dissertation, the only renewal area that has fully-formally and legally defined property ownership 
is the renewal area b11 in Bursa. In the rest of the designated renewal areas, informality is a 
prevalent mode of urbanization to varying degrees. Informality in terms of land use and/or 
building codes violations limit the formal claims that the residents can make to their living 
spaces, although they have been living in those neighborhoods for decades. However, the legal 
and official constraints the residents have regarding their claims to housing and livelihood 
generates pressures on the residents to develop alternative strategies to participate in the planning 
process. As seen in the renewal area c21, neighborhood residents have organized around their 
neighborhood associations to represent their collective interests, rights, and claims to their living 
spaces. This suggests that designated renewal area residents actually have the potential and the 
means to form their own platforms to resist exclusionary development practices by advocating 
for their property rights, demanding transparency, and putting dedicated efforts to keep the 
formal planning process accountable.  
Residents in designated renewal areas are chiefly burdened by the uncertainty that 
characterizes the planning process and the precarity they face regarding the future of their 
neighborhoods, properties and social ties. There are many areas that have been included in local 
governments’ urban renewal agendas even years before the central government announced those 
areas as renewal sites. Property owners, residents and even the municipalities hesitate and often 
halt investing in these areas because maintenance is considered as an unreasonable investment in 
areas that are ‘soon’ to be demolished. In a sense, the ‘designated renewal area’ status catalyzes 
the physical deterioration and also social decline in these areas. Designated renewal areas decline 
even faster during the process of prolonged planning process. Even before the implementation of 
renewal projects start, accelerated decay and deterioration becomes a mechanism that forces 
residents out. This may also function as an indirect displacements mechanism that gradually 
forces people out. For residents with full legal entitlement to the property in designated renewal 
area, tenure security leverages the costs of displacement. Depending on the scale of the potential 
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value increase and the bargaining capacity of the property owners, urban renewal projects can 
also serve as a profitable real estate deal. As the case of renewal area b11 suggests, property 
owner residents can afford taking the risks of temporary or permanent move from their homes if 
they are guaranteed significant financial returns in case they comply with the renewal project. 
 
9.2 Theoretical Implications 
Cross-case analysis of urban renewal planning in different cities synthesizes the empirical 
findings. This synthesis helps to advance the theoretical knowledge on development-induced 
displacement in cities. Findings of this dissertation theoretically suggest that that political 
competition between government tiers, composition of tenure structure in designated renewal 
areas, and local economic outlook play important roles in shaping the planning environment of 
development that uproots existing communities. These three factors also stand out as the key 
dynamics to understand how the same urban renewal policy plays out differently in various city 
contexts. As the renewal policy implementation differs, the displacement prospects of the 
development also vary. These key factors determine current residents’ strategies and capacity to 
intervene in the production of the urban space. Theoretically speaking, these findings imply that 
an alternative planning vision to handle with the pressing residential displacement in the context 
of urban renewal is only possible with active involvement of the people who are directly affected 
by the imposed change. This study suggests that negative conditions that systematically 
disempower designated renewal area residents in a broader sense may also generate pressure for 
higher community involvement and open up new platforms for transformative participation that 
empowers the ordinary people.  
In this dissertation, I conceptualize development-induced displacement as a paradox of 
public interest. Public interest is an intrinsically controversial measure to justify development 
projects that tend to distribute costs and benefits of the development projects unevenly. When 
certain political and economic conditions are met, people who are left out by the top-down 
planning mechanisms intervene to redefine or at least challenge the formal interpretation of 
public interest. This is not to suggest that complications such as tenure insecurity, political 
competition between tiers of government or macroeconomic dynamics that pressure the local 
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economies are ‘solutions’ to mitigate the pressures of development-induced displacement. This 
study theoretically implies that these complications stand out as breaking points for the 
communities facing the relocation risks. Understanding the mechanisms behind the public 
reaction to displacement in the context of urban (re)development highlights the conditions under 
which the emergence of an alternative planning vision for displacement becomes inevitable. 
 This dissertation contributes to the theoretical discussions on centralization in planning, 
specifically in urban development practices. Findings of this study suggest that centralization of 
decision-making and administration of renewal planning may give rise to power vacuums. 
Central government bodies do not have the institutional capacity to develop projects that 
incorporate the local knowledge and immediate needs of the local communities. I argue that the 
central government cannot be kept accountable to the communities that are pressured by the 
displacement prospects. Challenges like displacement have very localized social impacts, and 
require local governments’ involvement to increase the accountability in the planning practices. 
Displacement at the neighborhood level only has local implications, and very likely to fall off the 
central governments’ radar.  
This dissertation finds that homogeneity in tenure structure leads to stronger community 
response to development- induced displacement pressures. Previous studies find that residents 
with secure tenure resist and challenge displacement pressures more effectively because they 
have higher bargaining power as they negotiate with the project developers (Kuyucu and Unsal 
2010). This dissertation finds a more complex relationship between tenure security and local 
community’s capacity to organize to challenge the top-down development plans. Homogeneity in 
tenure structure in a designated renewal area increases the chances for development of 
neighborhood organization. However, the goal of the neighborhoods organization change 
depending on whether the residents homogenously have secure tenure or their tenure is 
homogenously insecure due to informality in ownership. Tenure security increases residents’ 
bargaining power but also may simply turn the negotiations into a mundane real estate deal for 
property owners. When neighborhood organizations negotiate with developers for their private 
gains, they reinforce the idea of development that systematically prioritizes exchange value of 
housing over its use value. When the majority of current residents have insecure tenure, 
displacement risks become more evident because stakes are higher for the residents. 
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Neighborhood organizations in this case focus on and point out the fundamental flaws of the 
profit-oriented development as they primarily fight for their tenure security. 
9.3 Policy Implications 
Empirical and theoretical findings of this dissertation have clear policy implications for 
mitigating urban development-induced displacement pressures in cities. First is about the 
sequence of actions the government takes to implement the urban renewal program with 
individual projects. Cases of this dissertation show in almost every urban renewal project, there 
is a considerable time lag between the renewal area announcements and the actual start of the 
project. In some cases, this time between the municipal council’s approval for renewal and start 
of the project is as long as a decade. As the study findings show that this prolonged planning 
phase in a majority of projects give rise to high level of uncertainty for the communities as well 
as for the built environment. Renewal area designation creates disincentives for investment in the 
built environment. In order to minimize the uncertainty, precarity, and physical decline due to 
disinvestment renewal area decisions should be approved when and if the projects for 
redevelopment are ready. Otherwise, communities in designated renewal areas suffer from 
protracted planning process. This functions as indirect displacement pressures on current 
residents throughout this process. Instead of first labeling certain areas as renewal sites and then 
looking for ways to finance, attract investors and design the architectural projects; the planning 
process should precede the labeling of certain neighborhoods as renewal project sites.  
 Urban renewal projects are too diverse in terms of the immediate objectives and targeted 
areas. This also increases the diversity within the displacement pressures generated by the 
renewal projects. Legislation needs to be revised to mitigate the misuse of the urban renewal 
policy framework. Otherwise, urban renewal projects are too broadly used by both the central 
and the local governments. Legislators need to redesign urban renewal policy framework in order 
to adapt more explicit framing for policy goals, aims and objectives. Ambiguous language in 
legislations reduces the credibility or urban renewal a policy. Urban renewal project 
implementation needs to be limited to serve a specific objective. Popularizing urban renewal 
projects creates policy fads among local governments. Then, urban renewal projects become a 
norm and project implementation turns into a misleading measure for governments’ successful 
service to their constituency and an overused campaign promise by those running for the office. 
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Governments and legislatures should aim developing more specific policy interventions with 
clear set of objectives to avoid misuse and abuse of urban renewal projects that are not justified 
even from a basic public interest standpoint.  
Urban renewal projects cannot be thought of in isolation from the local economic 
dynamics. This dissertation suggests that governments often instrumentalize urban renewal 
projects to promote local economic growth. Economic growth expectations include attracting 
investment in built environment and hoping to create jobs as well as inducing higher demand for 
housing that will be produced by urban renewal projects. However, using urban renewal projects 
as a means to stimulate the local economy basically overlooks and neglects the underlying 
reasons of why the local economy needs a stimulus in the first place. When urban renewal 
projects are not justified by the local economic dynamics, pursuing the urban renewal agendas is 
problematic at least in two ways. First, it takes financial and administrative investment to make 
the urban renewal projects possible. If urban renewal is not economically feasible then it is a 
waste of resources and effort to insist on these projects. Secondly, urban renewal projects that 
contradict with the housing market dynamics put higher pressures on low/middle income 
communities that often have insecure tenure and irregular incomes. When the governments 
instrumentalize urban renewal projects to fuel the economy, this aggravates the social and 
economic costs of displacement on disadvantaged groups by increasing housing costs and 
reducing the affordable housing stock. 
Under these circumstances, planner’s role should include enabling the political, 
organizational and the professional capacity of the designated renewal area residents to generate 
their own platforms to fight displacement. Findings of this study highlight the role of affected 
communities in demanding for alternative planning visions to mitigate displacement. Therefore, 
planners have a responsibility to incorporate these demands into the formal planning efforts. This 
dissertation suggests that to create alternative planning visions to address development-induced 
displacement in cities, it is crucial that residents transform from passive stakeholders to active 
actors. If the primarily affected communities meaningfully participate in planning process to 
shape development projects, first-hand grassroots knowledge can be incorporated into the 
planning perspective. Because the residents in designated renewal areas are the ones who know 
the bests about the use value of housing units that are to be demolished is integrated to the 
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planning priorities and objectives. Under these circumstances, planners need to move beyond 
their conventional positivist roles of providing technical expertise and modeling for urban 
renewal projects. This dissertation suggests that mobilizing grassroots in designated renewal 
areas key strategies to challenge, transform, and re-envision urban renewal planning to mitigate 
displacement risks for established communities.  
9.4 Recommendations for Future Research 
This dissertation is the first stage of a long-term research agenda. Findings of this dissertation 
points out the areas and subjects that need further research. First, further research is needed to 
understand the impact of neighborhood associations on urban renewal project outcomes. 
Findings of this dissertation suggest that particularly two neighborhoods (renewal area b11- 
Akpinar neighborhood in Bursa and renewal area c21- Limontepe neighborhood in Izmir) stand 
out as good cases for further research on neighborhoods organizations to understand the potential 
of bottom-up planning endeavors to address displacement pressures of development projects.  
Second, further research on Turkey’s national urban renewal program is needed to 
analyze its social and economic challenges. I propose that megaproject concept is a suitable 
framework to analyze the risk profile of this ambitious urban transformation goal at national 
scale (see Flyvbjerg 2003). Aggregating the urban renewal objectives will help to bring the 
development-induced displacement into the national level interest. This effort will help to 
formulate displacement as a political, social, and economic challenge that destabilizes the urban 
population at a country level instead of limiting it to a neighborhood or district level problem.    
Finally, further research is needed to understand how ‘(disaster) risk mitigation’ 
objectives really influence the cities and the planning environment. Politically speaking, 
governments often use disaster risk profile of cities to justify the audacious interventions to the 
built environment. However, in practice, urban renewal project implementation does not 
prioritize risk mitigation efforts. Research on these concerns can be based on the following 
questions: How can we explain this dilemma? How does risk mitigation discourse transform the 
planning environment as a justification mechanism for controversial displacement outcomes?  
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9.5 Limitations of the Study 
This research is empirically based on a particular national context and the progression the 
nationwide urban renewal program is highly affected by the political and economic environment 
in the country. In the course of the two years that I completed my fieldwork, collected and 
analyzed the data, Turkey went through possibly the most politically unstable period in its recent 
history. In this two years’ term, there has been a total of four political elections that affected 
power balances both at the local and the central government levels121.  Besides the changes in 
leadership in local government offices, numerous other major challenges occupy the current 
political and the economic agenda in the country. Among these challenges there is the influx of 
refugees from war-torn neighboring countries (recent figures indicate that it has passed 2.7 
million people122); Turkey’s direct involvement with the Syrian civil war; spread of deadly 
terrorist attacks to major cities123; and the ongoing war between the Turkish military forces and 
the Kurdish militants in the southeastern cities in Turkey124. These major issues dominate the 
domestic political agenda and government’s political priorities have shifted accordingly. Political 
and economic instability due to all these outside factors has affected the pace of the urban 
renewal program. I also want to mention that these processes are likely to affect the functions 
attributed to urban renewal projects in a broader sense. For instance, the central government has 
recently passed an ‘urgent expropriation’ decision for an inner-city neighborhood in a Kurdish-
majority city in southeast, Diyarbakir125, which was designated as renewal area in 2012. This 
recent development is particularly striking because it demonstrates new functions that the 
government is attributing to urban renewal policy. I propose that the cities destructed by the war 
are likely to become new geographies of urban renewal projects especially in certain parts of the 
country.  
 
																																								 																				
121	In	March	2014	the	municipal	elections;	August	2014	presidential	election;	June	2015	general	parliamentary	
elections	and	November	2015	re-elections	for	the	parliamentary	elections.		
122	UNHCR	2016,	retrieved	from	http://data.unhcr.org/syrianrefugees/country.php?id=224	accessed	04/14/2016.	
123	Time	2016,	retrieved	from	http://time.com/4231009/turkey-syria-war-refugees/	accessed	04/14/2016.	
124	Guardian	2016,	retrieved	from	http://www.theguardian.com/commentisfree/2016/feb/05/the-guardian-view-
on-the-war-in-south-eastern-turkey-a-tragedy-and-a-danger	accessed	04/14/2016.	
125	Hurriyet	Daily	News	2015,	retrieved	from	http://www.hurriyetdailynews.com/turkish-govt-takes-urgent-
expropriation-decision-for-properties-in-southeast.aspx?pageID=238&nID=97619&NewsCatID=341	accessed	
04/14/2016.	
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9.6 Conclusions 
This study has sought to answer whether it is possible to plan urban renewal that does not 
displace the current residents. Findings suggest that urban renewal without displacement is 
possible, yet not very probable under the circumstances analyzed in detail based on the data from 
multiple cases.  Governance of development projects that threaten the stability of communities in 
designated renewal areas plays a major role in constructing the displacement pressures. 
Alternative planning visions to address development-induced displacement in cities can only rise 
if planning practice is revisited with the objective of meaningful inclusion of local residents’ 
participation. Cross-case analysis highlights the conditions that affect the rise of local 
inhabitants’ organized voice that claim inclusion to the decision-making processes. Planning 
environment of development-induced displacement is shaped by intergovernmental relationships, 
tenure structures and local economic dynamics. In order to solve the paradox of public interest 
generated by the development-induced displacement, professional planners and communities 
need to focus on forming alliances to resist and transform the hegemony of exclusionary 
development projects.  
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Appendix A: Interview Instrument 
 
Interview Questions- IRB Application #14814 
 
“Is it possible to plan displacement-free urban renewal? Urban renewal policy assemblage through 
institutions, agents and discursive support” 
Deniz Ay, Department of Urban and Regional Planning, UIUC 
 
My questions are designed to get a sense of how you think about the neighborhood X urban renewal 
project to be conducted in your district. 
0. Before we start, could you just tell me  
a. How are you related to the urban renewal project to be conducted in neighborhood X? 
b. How long have you been serving in this position? 
1. Could you briefly tell me the background of the proposed urban renewal project for the 
neighborhood X?  
2. How would you describe the current condition of the neighborhood X? (Socially, physically and 
economically) 
3. Why (do you think) neighborhood X is declared as an urban renewal site? 
4. (Depending on whether the urban renewal project in neighborhood X is conducted by the district 
or the metropolitan municipality)  
a. Why do you think this renewal project is conducted by the metropolitan municipality (or 
not)?  
b. How do you think the political party affiliations of the district and metropolitan 
municipalities affect the implementation of urban renewal projects? 
5. (Depending on the legislative act under which urban renewal project is being implemented) 
a. What are the main differences between the urban renewal projects conducted under the 
Act No. 5393 and Act No. 6306? 
b. How do you think projects conducted under Act No. 5393 differ from the ones conducted 
under Act No. 6306?  
6. Who are you immediately responsible to regarding the urban renewal implementation? 
(Electorate, neighborhood residents, (potential) homeowners, (potential) investors, chief officer, 
etc.) 
7. Who do you think are the primary, secondary and tertiary beneficiaries of the urban renewal 
project to be conducted in neighborhood X? 
8. What are the potential costs of the proposed project? Who will incur these costs primarily and 
secondarily?  
9. How do you envision the neighborhood X once the urban renewal project is completed? How do 
you think the socioeconomic profile of the neighborhood will look like after the urban renewal?  
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Appendix B: Decision Tree 
 
Decision Tree for a Resident with Secure Tenure 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Participate	 Do	not	participate	
Leave	the	project	area	
and	receive	“C”.	
Contribution=	W-C	
DISPLACED	
	
Smaller	Unit	Larger	Unit	
Accommodates	
Needs	
Does	not	
Accommodate	Needs	Loan	 No	Loan	
Take	a	unit	equivalent	to	W.	Leave	
the	project	area.	Contribution=	Price	
of	New	Housing	-	W	
DISPLACED	
Take	a	Loan.	Wait	until	the	
project	is	finished.	
Contribution=	W	+	(F-W)	=	F	
STAY	
	
F	>	W	F	<	W	
Wait	until	the	
project	is	finished.	
Contribution=	W	+	
(F-W)	=	F	
STAY	
	
Do	not	take	a	Loan.	Wait	
until	the	project	is	finished.	
Contribution=	W-	F		
STAY	
	
Wait	until	the	
project	is	
finished.	Take	
W	and	leave	
Contribution=0	
DISPLACED	
	
W:	Market	value	of	the	dwelling	(Representing	the	Housing	Wealth)	
C:	Compensation	
F:	Future	value	of	the	new	unit	
	
In	project	area	
Outside	the	
project	area	
Do	not	take	a	Loan.	Wait	
until	the	project	is	finished.	
Contribution=	W-	F		
DISPLACED	
	
In	project	area	
Outside	the	
project	area	
Take	a	Loan.	Wait	until	the	
project	is	finished.	
Contribution=	W	+	(F-W)	=	F	
DISPLACED	
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Appendix C: Economic Indicators for Case Study Cities 
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Notes 
																																								 																				
i	For	instance,	the	construction	of	the	Kariba	dam	in	Zambia	triggered	investment	in	commercial	fishing	
in	 the	northern	 lakeshores,	displacing	 local	 fishermen	as	an	 indirect	and	gradual	outcome	of	 the	dam	
construction.	 The	 creation	 of	 a	 large	 irrigation	 farm	 in	 1985	 displaced	more	 than	 1600	 people	 in	 the	
course	of	25	years	following	the	dam	construction	(see	Oliver-Smith	2001;	Johnston	2000,	9-10,	Scudder	
and	Colson	1982).	
ii	Gazete	Vatan,	(2012).	Retrieved	from	http://www.gazetevatan.com/kentsel-donusumun-ilk-hedefi-6-milyon-
konut-451464-emlak/	
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